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Globally, many well-located towns with high amenity value and attractive locations are 
experiencing external demands which impact on them– such as those emanating from 
urban areas for lifestyle, rural idyll, tourism retirement and niche production 
opportunities. These are the outcome of globalisation, interconnection and mobile 
wealth, which have dramatically affected how many small towns are 
transforming. Consequently, small towns have to respond creatively to the challenges 
they face in light of these global processes. This research uses a mixed-methods approach 
to investigate the cause, consequences, and benefits of such changes in the Cromwell 
Basin, including the implementation of various externally funded major development 
projects. In particular, this study seeks to either confirm or deny the relevance of the 
international and domestic literature surrounding the reasons behind the small-town 
decline or growth. The study also aims to establish the current situation of rapid growth 
within the Cromwell Basin and identify potential recommendations for governing 
agencies.  
 
The Cromwell Basin was chosen as a case study as it provided a balance between 
multifunctional land-use change and the influence of major development projects on 
small-town growth. This research found that the Cromwell Basin has undergone a 
profound change in the last forty years since the construction of the Clyde Dam influenced 
land-use and the diversification of pastoral land. The diversification of contemporary 
land use has been directly linked with the historical use of the land. However,  the findings 
suggest that many additional factors have also influenced the land use and development 
that the Cromwell Basin has been experiencing. 
 
These findings suggest that the Cromwell Basin has the characteristics of a 
multifunctional environment. From a planning perspective, this presents several 
challenges and opportunities for the future. The research found that the planning 
approach is often reactionary and does not keep up with the extensive growth. Four 
recommendations are presented that guide the territorial authority and local community 
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Chapter One: Introduction 
 
Small towns have become highly vulnerable to the global economic forces that determine 
international and national market fluctuation. As the world becomes increasingly 
interconnected, small towns become more susceptible to the rise and fall of demands for 
the goods, services and opportunities which they have to offer (Moore, 2000). The rise of 
larger urban centers has also prompted rural and small town dwellers to relocate to 
larger urban centers to seek an improved lifestyle and greater access to opportunities 
(Champion, 1989; Löffler and Steinicke, 2006; Halfacree, 2008). Consequently, this has 
also caused a reduction in small town population and economic diversity, as rural 
dwellers relocate to larger urban areas (Mattson, 1997; Mayer and Knox, 2010; Gill, 2018; 
Li et al,. 2019). Nevertheless, some small-towns have benefited from periods of growth 
through the economic diversity which they offer and aesthetic amenity values - attracting 
people, businesses, and further economic activity (Halfacree, 2008). In addition, this has 
become a counter-point to the familiar narrative of declining small towns. Similarly, 
major development projects can also shape and diversify small towns’ interests (Leick, 
2015). Major development projects may include regional airports and large-scale dams 
on an international scale. 
 
Of the New Zealand population of 4.8 million, 26.3% live in small urban areas and rural 
locations (Stats NZ, 2018a). The study area consists of several geographical sub-areas; 
the township of Cromwell is considered a small urban area as it contains the definitional 
feature of a population ‘ranging between 1,000 and 9,999 people’ (Stats NZ, 2021). There 
are also small settlements to the North and South of the Basin that are not captured in the 
Cromwell Census data, and these areas are defined as rural localities as they contain 
‘between 200-999 residents’ (Stats NZ, 2021). Residents who reside in rural locations live 
in predominantly healthy environments, with Stats NZ (2021) reporting that the major 
environmental hazards in rural landscapes are untreated drinking water, contact with 
livestock that may contain diseases and pollute waterways, lack of wastewater 
treatments, and reticulated sewerage systems, and further distances to travel for health 




The Cromwell Basin is located on the western outskirts of the Central Otago District 
(COD) within New Zealand (refer to Figures 3 and 4). The area is renowned for its idyllic 
landscapes, distinctive seasons, and world-class products, i.e., merino wool, pinot noir 
wine, apricots, and apples (Central Otago District Council, 2014). For this project, the 
Cromwell Basin refers to the open basin in which Cromwell’s main township is situated, 
and the surrounding areas of the Nevis and Bannockburn in the South and Pisa Moorings, 
Lowburn and Tarras in the North. These areas are located under the Cromwell Ward in 
terms of the Central Otago District Plan (CODP). They are experiencing high economic 
and population growth due to their location, scenery, and varying land use. The main 
township of Cromwell is approximately 60 kilometres East of Queenstown and 55 
kilometres South of Wanaka. Lake Dunstan runs through the middle of the basin, is fed 
by the Kawarau River in the West and the Clutha River to the North, and is surrounded 
by a mountainous landscape, including the Pisa, Dunstan, and Nevis Ranges, and Sugar 
Loaf (Central Otago District Council, 2019a).  
 
The Cromwell Basin’s population grew by 68% in the five years up to 2019 (Central Otago 
District Council, 2019a), with most of this growth being attributed to overspill from 
Queenstown, land availability for industrial services, retirement migration, increased 
employment opportunities, diversity of local economic sectors and the natural beauty of 
the landscape. Its location and proximity to Queenstown and Wanaka, and its location on 
the confluence of State Highways (SH) 6, 8 and 8B, has made the rapid growth in 
residential and industrial development more prominent. More recently, the Cromwell 
Basin has failed to absorb a significant proportion of the expansion, causing a spatial 
planning mishap and a lack of community support.   
 
This Chapter will introduce the scope of the research topic and the justification for the 
research. It will outline the research aims and questions that shape the study. It will then 
examine the theoretical framework and research design that underpins the research. It 
will then provide an outline of the remaining chapters within this thesis. 
 
1.1 Research Problem  
Small towns are becoming increasingly vulnerable to the highly interconnected nature 




dramatically affected how small towns are managed. Consequently, small towns must 
respond creatively to the challenges they face in light of global processes. This example 
is evident in the Cromwell context, as it has experienced rapid demographic growth 
counter to the urbanisation processes internationally.  The Cromwell Basin has 
experienced a 6.1% annual increase in population since 2014, with the most significant 
expansion taking place in 2018. The population increased by 8.8%, from 7,640 to 8,310 
residents (Infometric, 2021a). This population expansion coupled with the transition to 
a post-productive and multifunctional landscape has caused a transformation of land use 
and the financial industry that have restructured the identity of the Cromwell Basin. This 
diversification includes viticulture, horticulture, high-quality tourism, the industrial 
sector, and pastoral farming. Another influence of growth has been the influence of major 
development projects on historical land use. For example, the Clyde Dam and subsequent 
filling of the Lake Dunstan caused a micro-environment that is favourable for viticulture 
development. But it also inundated hundreds of valuable horticultural and pastoral 
farmlands, transforming the physical landscape. These major development projects have 
also influenced the number of domestic and international tourists attracted to the area. 
 
When coupled with the general development issues that small towns face, it has come 
into question whether these small communities can absorb this unanticipated growth. 
The Central Otago District Council (CODC) is the governing territorial authority 
controlling the land use and local administration. The CODC has a limited rate base of 
21,558 residents spread over the four small towns and rural localities (Stats NZ, 2018a). 
The narrow rating base and urban-related growth issues have significantly strained the 
council’s ability to accommodate these changes.  
 
The diversification and rising population do not come without their consequences, and 
as a result, it has caused several flow-on effects. For example, the ageing population has 
caused a dependence on health care that has been under significant financial pressure. 
Another example is the pressure on house prices; the Cromwell Basin has experienced 
substantial population growth that has caused a squeeze in the amount of housing stock 
available. A repercussion is that the supply of rentals and dwellings does not equal the 
amount that new residents demand. These are examples of how diversification and 




1.2 Research Aim and Questions 
Overall, by employing a mixed-methods methodological approach, this research 
investigates the cause, consequences and benefits of historical and recent development 
in the Cromwell Basin and the impact of major development projects. In particular, it 
seeks to either confirm or deny the relevance of the international and domestic literature 
surrounding the reasons behind small-town decline or growth. The study also aims to 
establish the current causes and implications of rapid growth within the Cromwell Basin 
and identify the potential recommendations for governing agencies.  
 
The following research questions will be used to address the research findings: 
1. What are the main drivers of change in the Cromwell Basin? Both past and present. 
2. What impact do historical processes, recent developments and major development 
projects have on small towns, and what ramifications do these have on small town 
communities? 
3. What are the existing planning frameworks, and do they support and manage 
growth and the changing land use of small towns? Are there any current policies that 
need to be adjusted to support the changing landscape? 
4. What are the main effects that the Cromwell Basin has been experiencing because of 
the growth, and what are the associated challenges and opportunities for the future? 
 
1.3 Rationale 
The justification for the project stems from many sources. The first source steamed from 
examining the body of literature on large projects in small rural towns. It was evident 
that there is a limited number of resources on planning for small towns in New Zealand, 
specifically within Cromwell, Central Otago. The second source was interested in how 
small towns respond to rapid economic changes after living in a rapidly growing small 
town for several years. The changes in economic industries have fluctuated in the last 
decades, migrating from merino farming to horticulture and viticulture industries that 
dominate the landscape. These changes have caused a significant shift in the demographic 




1.4 Theoretical Framework 
An analysis of the literature provided an in-depth knowledge of the information 
surrounding the vulnerabilities and assets of growth in small towns. Small towns within 
New Zealand are often neglected in the literature, as several academics focus on the urban 
environments (King and Harris, 1989; Mayer and Knox, 2010). Consequently, this has 
invalidated the growth that small towns experience. For example, Beck’s (2006) article 
focuses on the different forms of development, whereas Woodhouse (2006) focuses on 
how communities respond to the growth they experience. Another critical area of debate 
was the theoretical underpinnings of how and why small towns grow. The leading theory 
that links with the study area context were counter urbanisation, multi-functionalism, 
and post-productivism. These concentrated on the rural context and shaping growth in 
small towns.  
 
The main body of literature on small towns with several studies relating to locations 
within the United Kingdom and the United States of America. However, these tend to 
focus on the decline of the small towns rather than the rise of economic diversity and 
rapid demographic shift. The work of Perkins et al,. (2015; 2019) and Nel and Stevenson 
(2014;2019) have demonstrated a comprehensive understanding of small-town 
development and responses to growth in New Zealand small towns. In addition, Mackay 
et al,. (2018) also delve into the specific details on regenerating a small town to encourage 
growth. However, the literature is scarce on the impacts of counter urbanisation 
processes om small towns in New Zealand. In saying this, Poon and Yin (2014) and 
Stimson and Minnery (1998) have explored how the rising popularity in demographics 
has impacted sunbelt locations. This study will build on the existing literature while also 
dictating the research direction.  
 
The purpose of the study is to examine how Cromwell has reacted to the rapid small-town 
growth it has been experiencing over the last ten years. This will develop the literature 
on the positive and negative implications of a fast-growing small town, focusing on 
Cromwell, New Zealand. It will help understand the most appropriate way to intervene 





1.5 Research Methods 
The research has been framed using a pragmatic approach that understands that 
knowledge is significant when considering multiple viewpoints, perspectives, and 
positionalities (Johnston et al., 2007). Pragmaticism uses a mixed-methods system to 
gather data to reduce the biases of each method (Noble and Heale, 2019). Primary 
research was done in the form of semi-structured interviews and questionnaire surveys. 
The questionnaire surveys were distributed online via three Facebook groups. 
Interviews with undertaken with key informants (KI) from different stakeholder groups. 
These methods allowed us to gather local knowledge and experiences from residents to 
determine the research objectives. They also provided information about what residents 
viewed as the most pressing issues Cromwell faces in the future and what they want their 
urban environment to look like. Secondary methods included a literature review and an 
analysis of regulatory and non-regulatory planning documents. These various methods 
have resulted in a comprehensive understanding of the social, economic, physical, and 
environmental implications of growth in the Cromwell Basin.  
 
1.6 Thesis Structure 
The thesis will be set out in a series of chapters as follows: 
1. Chapter One will introduce the report’s rationale, aims, objectives, and 
framework. 
2. Chapter Two provides a theoretical overview of factors that influence small town 
growth and draws on critical domestic and international case studies.  
3. Chapter Three presents the historical and present context of Cromwell. 
4. Chapter Four provides an overview of the methodological approaches used to 
conduct this research. 
5. Chapter Five discusses key regulatory and non-regulatory legislation and policy 
documents.  
6. Chapter Six explores the critical results from the results and applies this to the 
historical land use of the Cromwell Basin. 
7. Chapter Seven explores the key findings of the research, with an in-depth analysis 













Chapter Two: Literature Review  
 
 
2.1 Introduction  
Small towns in New Zealand are defined as places that contain ‘ small to medium-sized 
non-administrative centres that have a population ranging between 1,000 and 9,999 
residents’ (Pool et al,. 2005; Stats NZ, 2021). Small towns are highly vulnerable to global 
processes and economic shocks as they lack economic diversity within their industries 
and financial activities (Gill, 2018). However, the opposite can also be true in those minor 
urban locations/small towns where either creative governance allows small towns to 
diversify their financial industries and thrive locally. Alternatively, these places can be 
attractive to new rounds of investment or migrants because of its inherent attractions. 
 
This literature review looks at several key themes relevant to small town development, 
including counter urbanisation, multifunctionalism, post productivism, and creative 
responses to tackle stagnant growth. These are essential foundations for understanding 
recent results in the case-study town. Previous studies have investigated the small town 
experience of decline due to an ongoing global trend of migration to larger centres, often 
indirectly supported by globalisation processes (Woodhouse, 2006; Beck, 2006; Mayer 
and Knox, 2010). In parallel, but less voluminous, are studies looking into counter 
urbanisation and the reverse-migration of people to small towns for amenity reasons and 
the frequent, associated impact of a rapidly changing land use (Woods, 2011; Berry, 
1976). In addition, there is a lack of literature about creative responses to address the 
challenges small towns face and how social capital can shape the emergence and actions 
of community groups that respond to the challenges, needs and opportunities of small 
town communities.  
 
The following Chapter will describe the historical processes that influence rural and small 
town decline, in the light of globalisation and urbanisation processes. This Chapter will 
also explore how the countryside evolves over time and the land use has evolved from a 
productivism to a multi-functional landscape. This will also evaluate both the influence 
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of major development projects and counter-urbanisation on small-town expansion. The 
chapter will also examine how creative forms of governance allow small-towns to 
develop and respond to their challenges. The literature review will overview the general 
direction of the research in this area and identify the gaps that have not been fully 
addressed in the literature previously. The experience of the Cromwell Basin is unique 
and has, with limited exceptions such as Perkins et al,. (2015), the small-town experience 
of the area has previously been studied. Therefore, this study will provide a broader 
contextually understanding of the processes at play and the cause, consequences, and 
benefits of this particular evolving small-town, the specific experience of which will be 
examined in the subsequent chapters. 
 
2.2 Historical Processes and Rural/Small Town Decline 
Rural and small towns are vulnerable to changes in the global economy, with trends in 
the external economic environment impacting directly on the well-being of small towns 
that are often characterised by a single dependent economic activity (Li et al,. 2019). The 
associated ‘hollowing out’ of rural communities in economic and population terns attests 
to the evolving urban-centric and globalisation processes that negatively impact rural 
areas and small towns (Li et al,. 2019). The following section will examine the historical 
processes of rural and small town decline and evaluate the influence of globalisation and 
contemporary globalisation processes.  
 
2.2.1 Cyclical Changes of Small Towns 
Most small towns worldwide have been in decline for several decades due to the rise in 
global and urbanisation processes (Mattson, 1997; Mayer and Knox, 2010; Gill, 2018; Li 
et al,. 2019). A general conclusion in the literature is that most small towns contain a 
single economic industry that is vulnerable to external processes and that towns will 
probably decline when they lose that industry to the point they may cease to exist (Mayer 
and Knox, 2010; Gill, 2018). However, these debates often forget to include the key 
exceptions to these rules or identify the extent of the decline in these small towns. The 
following section will identify key catalysts for declining small towns.  
 
Small towns are highly vulnerable to the global and urban processes that dominate the 
economic landscape. Historically, small towns emerged surrounded by and dependent on 
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natural resources and, over time, were linked to key transport nodes (Beck, 2006; Gill, 
2018). The first modernity (1500-1900) saw a rise in economic development in the cities 
that caused a significant out-migration of young people from towns to seek greater 
employment and educational opportunities (Beck, 2006; Mattson, 1997). As a result, this 
saw a decrease in youth that would otherwise have provided creative leadership 
responses to the out-migration in small towns (Beck, 2006). In addition, the rise of global 
economic interdependence and reorganisation has caused further disruption of local 
economies, allowing small towns to become more exposed to economic shocks (Beck, 
2006). This is particularly devastating for small towns with locked-in economies, i.e., 
these economies typically have one dominant economic base, and as described earlier, 
for small towns in New Zealand, this is normally centred around primary industries 
(Beck, 2006; Gill, 2018).  Daniels (1989) describes these locations as extremely 
vulnerable to international economic shocks as they lack the diversity to withstand these 
shocks’ effects.  
 
2.2.2 Emergence of Urbanisation and Contemporary Globalisation. 
The United Nations (2018) predicts that by 2050 over 68% of the global population will 
reside in urban environments. The entangled relationship between globalisation and 
urbanisation provides several critical considerations for how small towns tackle the 
challenges faced while being the second modernity, otherwise referred to the 
transformation from as an industrial to a technological society (Sørensen, 2021). Growing 
small town out-migration has been identified as a vital issue for small towns. The 
increasingly urbanised and globalised world strongly influences this, favouring the more 
considerable and smaller centres (Perkins et al,. 2015). Urbanisation is defined as the 
migratory shift from rural to urban locations, reducing the population residing in small 
towns and rural areas (McGranahan and Satterthwaite, 2014). Accordingly, theoretical 
planning focuses on metropolitan regions, whereas the small towns are frequently 
ignored (Mayer and Knox, 2010). Perkins et al,. (2015) outline that globalisation 
manifests itself across time and space. Because of this interaction, small towns have 
become vulnerable to economic, social, and cultural changes. The increased levels of 
mobilisation through greater connectivity have facilitated the rise of out-migration 
towards urban centres (McGranahan and Satterthwaite, 2014). When considering the 
New Zealand context, populations in many small towns have been declining for five 
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decades due to the rationalisation of the primary sector (Beck, 2006; Leach, 2013; Gill, 
2018). This is often aggravated by the more profitable industries migrating to larger 
urban centres to cheaper resources, causing a decline in small town populations. 
 
While many places have experienced loss, others, by contrast, in an era of globalization 
and economic change, have counter-intuitively actually experienced gain. Shively (1997) 
and Perkins et al,. 2015 suggest that when a town harnesses the pull factors, it influences 
the people to migrate to the small town. This has been influential in the Cromwell context, 
as Nemac and Pelc (2019) describe, namely that it is the process of re-urbanisation that 
has led to new demands being placed on rural spaces and small towns. Such places are 
attractive because of stable weather patterns, natural amenity, mobility, employment, 
and access to recreational and tourism opportunities (Loffler and Steinicke, 2006; 
Torkington, 2012; Nel and Stevenson, 2014). This often overlaps with what is referred to 
as the migration of the creative class to places of high amenity value (Beck, 2006; Mayer 
and Knox, 2010). The theory surrounding these demands is otherwise known as counter-
urbanisation, which will be described in more detail later in the literature review. 
 
The following section will examine how the nature of the countryside is evolving to 
accommodate a more diversified economy  (Woods, 2011; Almstedt et al,. 2014). 
 
2.3 Countryside Evolution 
The previous section has evaluated the historical processes of rural and small town 
decline by evaluating the cyclical changes of small towns and the influence of 
urbanisation and contemporary globalisation processes. In many parts of the world, the 
nature of the countryside has evolved from a dependence on the traditional agricultural 
economy to having a diversified industry that thrives from a diverse set of industries and 
attitudes to land use (Mathers et al,. 2006). The following section will examine the nature 
of the evolving countryside and look at how single economic industries were once 
dominant in rural locations (Mathers et al,. 2006). Conversely, it will also examine how 
the nature of the countryside is evolving to accommodate a more diversified economy  
(Woods, 2011; Almstedt et al,. 2014). 
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2.3.1 Productivism  
Before discussing post-productivism, the theory of productivism must be examined. 
When examining the literature, it was clear there was no definitive date when 
productivism converged into post-productive theory. Instead, they act and evolve in 
tandem (McCarthy, 2005). It must be noted that the literature tends to focus on UK-based 
examples of productivism. Therefore, this will be focused on the UK perspective (Wilson, 
2001; Dibden et al,. 2009). 
 
Productivism is a realm of socio-political theory that focuses on rural land use (McCarthy, 
2005; Mathers et al,. 2006) and emphasises increasing farming output based through a 
narrow range of often industrial-scale production activities (McCarthy, 2005; Woods, 
2007). Woods (2011, p. 67) “refers to a discourse of agricultural organisation in which the 
function of farming was singularly conceived as the production of food and fibre, and which 
prioritised increasing agricultural production over all other considerations.” Alston et al,. 
(2010) describe the expansion of the agricultural production increased between 1961 
and 1981 by 62%, and the global cropland increased from 9% in 1700 to 27.1% in 2000 
(Woods, 2005; Alston et al,. 2010). Productivism, therefore, has had a lasting impact on 
the agricultural sector around the developed world. It was considered an approach that 
wasn’t environmentally sensitive; instead it focuses on “intensive farming with high inputs 
and yields” (Almstedt et al,. 2014, p. 11). The increased levels of output were increased 
more than the levels of profit, prompting agricultural subsidies to sustain the livelihoods 
(Alston et al,. 2010). 
 
Small towns were fundamental in the growth of the intensive agricultural productivist 
phase. They often started as market as service centres for farming in their hinterlands. 
Pangbourne and Roberts (2013) evaluated the relationships between small town and 
farm-related transactions; they found that larger farms tended to have stronger 
relationships with local small town communities with populations under 10,000 
residents. Therefore, historically, such services centers and small towns attracted 
industries that support the broader local economy. This means that non-place-specific 
economic ventures, such as bakers, supermarkets, and banks, were inevitably set up to 
support the other businesses (Goodwin, 1989).  
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2.3.2 Post-Productivism  
A region’s ability to diversify its economy can be synonymous with its ability to withstand 
global economic shocks. The theory of post-productivism emerged in the literature in 
1990s to explain the changes in rural landscapes from purely agricultural to also 
enhancing amenity values, cultural landscapes, and ecosystem services (Woods, 2011; 
Almstedt et al,. 2014). The concept of a changing countryside does not imply that 
agriculture is no longer fundamental in a rural landscape; rather it represents a 
diversified economy (Woods, 2011 Almstedt et al,. (2014, p. 396) outline that “rural 
development theory is not about the world as it is – it is about the way agriculture and the 
countryside might be reconfigured.” Thus, encouraging the emergence of post-
productivism theory (Almstedt et al,. 2014). 
 
The transformation of the rural countryside has not taken place in isolation. In the New 
Zealand context, this came to the fore following radical reforms in the 1980s that saw the 
removal of subsidies for agriculture (Gouin, 2006). While the farming sector saw this as 
a radical move at the time, however, in due course, it led to diversification and an 
improvement in export revenues for farming produce (Gouin, 2006). The removal of 
subsidies have caused farmers to rethink and diversify their revenue streams, often 
leading to the growth of post-productive landscapes. The diversification on farms has 
been the leading cause of the post-productive shift. In England, the post-productivist 
landscapes displayed formerly traditional agriculture spaces for non-agricultural uses, 
such as tourism-related activities that don’t relate to farming (Ilbery et al,. 1998). 
 
Farm diversification has been pinpointed as a critical driver of a shift towards a post-
productive nature. The original form of diversification was structural diversification (i.e. 
the development of on-farm tourism). This is illustrated in the example of pluriactivity, 
defined by IIbery and Bowler (1998) as “the generation by farm household members, of 
income from on-farm as well as off-farm income in addition to income obtained from 
primary agriculture.” Kinsella et al,. (2002) study suggested that farm households role in 
pluriactivity was more to maintain living in the countryside, rather than an indicator of 
conventional agricultural practices. Between 1972 and 1998, the percentage of Irish farm 
households’ participating in off-farm related activities increased from 30% to 44% 
(Kinsella et al,. 2002). Farmers adopted these practices for two reasons: an economic 
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adaption strategy to diversify their revenue streams and socio-cultural motives.  Farming 
was used part-time and was more of a lifestyle (Kinsella et al,. 2002). A study by Primdahl 
(1999) suggested that part-time farmers cause an undesirable transformation of the rural 
landscape through pluariactivity of off-farm uses. Therefore, this level of engagement has 
caused a dramatic shift in the rural landscape. 
 
Almstedt et al,. (2014) critique that rather than occurring in chronological order or a 
natural progression from productivism to post-productivism, they co-exist. Ilbery and 
Bowler (1998) elaborate this further by describing that productivism is not necessarily 
the opposite of post-productivism, as the phrase ‘post’ would suggest. For example, high- 
quality agriculture is now being produced alongside high-quality viticultural practices. 
The post-productive landscape also poorly fits outside of the Western European context, 
and when applied to other environments, is glassed over (Wilson, 2001; McCarthy, 2005). 
Instead, Almstedt et al,. (2014) suggest that a multifunctional landscape would be a more 
appropriate concept that looks towards a future beyond and within agriculture. This 
concept of a multifunctional economy will be elaborated further below.  
 
2.3.2.1 Multifunctional Economies  
Several authors have begun to re-evaluate the theory of post-productivism and the rural 
shift towards a multifunctional landscape (Wilson, 2001; McCarthy, 2005; Almstedt et al,. 
2014). Multifunctionalism can diversify their industries and economic activities while 
also preserving traditional characteristics and identity (Gill, 2018; Nemac and Pel, 2019). 
Like post-productivism, multi-functionalism looks at producing a range of commodities 
where policy recognises this and protects these values (McCarthy, 2005). Potter and 
Burney (2002, p. 35) outline this further “agriculture is multifunctional, producing not 
only food but also sustaining rural landscapes, protecting biodiversity, generating 
employment and contributing to the viability of rural areas.” Multifunctional rural 
landscapes are a product of the neoliberal landscape that prompted the removal of 
national agricultural subsidies (McCarthy, 2005).  
 
Dobbs and Pretty (2004, p. 225) argue that there are vital differentials between Western 
Europe and the United States version of multifunctional economies; they say that 
“Americans tend to focus on ‘wilderness’ when they think of environmental protection, 
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whereas Europeans are more prepared to see ‘nature’ in the managed countryside.” 
Americans are focused on the wilderness aspects of environmental protection, whereas 
Europeans focus on the natural landscape, therefore, signifying various interpretations 
of the phrase ‘multifunctionalism.’ 
 
Nemac and Pel (2019) suggest that a multifunctional rural landscape allows small towns 
to combat the functional decline, as the bulk of the literature suggests. A large proportion 
of small towns have enhanced and diversified their local economies through mixed-land 
use in their hinterland, diversification strategies, and drawing on solid amenity values 
(Woods, 2011). Localisation has played a significant role in how small towns respond to 
relevant challenges, particularly those towns that celebrate local produce and mixed land 
uses often thrive in the local context (Leach, 2013). In comparison to multifunctionalism, 
post-productivism focuses on how rural landscapes evolve from the traditional 
agricultural life and offer more diversified and often niche production (McCarthy, 2005; 
Almstedt et al,. 2014).  
 
When understanding how small towns respond to challenges they face, there must be an 
evaluation of how urban decline influences small town growth. The following section will 
examine both sun-belt and rust-belt locations and how urban decline affects 
development in small towns in sun-belt locations.  
 
2.4 Recent Urban Decline 
Decline in urban locations can be attested to the evolving nature of the countryside and 
the transition between the first and second modernity periods (Moore, 2000). This 
section will examine the influence of sunbelt vs. rustbelt locations, or small towns that 
are in decline or experiencing profound growth. 
 
2.4.1 Sunbelt vs. Rustbelt Locations 
The literature suggests that not all small towns are in decline, but that a significant 
number are experiencing rapid growth (Halfacree, 2008; Poon and Yin, 2014). Small 
towns have been rising and declining for centuries based on their dominant economic 
sector’s boom and bust cycles (Selwood et al,. 1995; Bijker and Haartsen, 2012). The 
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literature surrounding sunbelt vs. rustbelt migration within the United States has been 
well established in the literature which illustrates how, based on a cycle of dependence 
on a single activity, towns can grow and then decline, with new growth occurring in 
parallel in other localities (Poon and Yin, 2014). This literature, however, fails to address 
how this process is happening within small towns in New Zealand. 
 
The industrial revolution saw a rise in manufacturing industries between 1750-1840 in 
the Western world (Moore, 2000). The phenomena caused large-scale social changes that 
saw a massive migration shift towards manufacturing hubs (Moore, 2000). The industrial 
revolution saw the transformation of large agricultural societies into industrialised urban 
communities, living in growing cities with associated immense technological, cultural and 
socio-economic change (Moore, 2000). The new urban economies were often located in 
damp locations as those climatic conditions favoured producing textiles, like linen and 
cotton (Alder et al, 2018). As such, for the first time in human history, Moore (2000, p. 3) 
pinpoints that ‘the living standards were adequate to sustain growth.’  
 
After the industrial revolution, there was a demise in some of the manufacturing hubs 
and the relocation of workers leaving many urban centres to decline  (Moore, 2000; 
Lucas, 2004). As a result, depleting human capital can lead to the further demise of once 
critical economic centres. Gradually and conversely, over time, as economies shifted over 
time from a reliance on manufacturing to a reliance on services, this saw the rise of the 
innovative, creative class, groups of people who demanded a better lifestyle, amenity and 
access to recreational tourist opportunities (Loffler and Steinicke, 2006; Torkington, 
2012; Nel and Stevenson, 2014). This new growth has been experienced either in the 
‘new’ sunbelt cities, but sometimes also in select smaller towns. Several scholars argue 
that the world is currently in the fourth industrial revolution focusing on technological 
advancement (Moore, 2000; Alder et al,. 2018). These industries demand innovative and 
creative individuals and are often described as the ‘most radical regional transformation 
by any advanced country’ thus far (Poon and Yin, 2014). As such, this creative class 
demand smaller, more attractive centers, which prompts the research into this group of 
centers or towns for this project. 
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Poon and Yin (2014, p. 287) and Stimson and Minnery (1998) describe the theory of 
sunbelt and rustbelt cities as being associated with the out-migration of skilled labour, 
educated and enthusiastic youth, and the creative class from rustbelt cities to alternate 
locations, including selected small towns that contain strong amenity values. Sunbelt 
locations are synonymous with their idyllic nature and warm climates (Barsby and Cox, 
1975; Stimson and Minnery, 1998). One key example of sunbelt migration is the Gold 
Coast on the Eastern Coast of Australia. The Gold Coast is located in a sub-tropical coastal 
strip that has evolved from its economic origins of timber felling industry to a world-
renowned contemporary tourists resort for its sun and surf (Stimson and Minnery, 1998). 
This destination has seen prolonged in-migration of the creative class, with its population 
growing from 9,000 in 1947 to 710,650 in the present day (Stimson and Minnery, 1998; 
World Population Review, 2021). These places grow because of: enterprise, tourism, 
urban facilities and their sun-belt locations (Stimson and Minnery, 1998). The result, 
similar to the rise in the globalised process, is that the creative class migrated out of rust-
belt locations to seek better employment and lifestyle opportunities that can be found in 
these sun-belt locations (Stimson and Minnery, 1998; Poon and Yin, 2014).  
 
As defined by Florida (2002), the creative class is a sector of society that compromises 
the core of the super creative class that is made up of scientists, university professors, 
artists, writers and entertainers. Florida (2002) states that these members of society 
desire a high-quality living environment with access to amenities and mobility. The 
attractiveness of small towns draws in the economic development that brings in a greater 
number of creative class people (Martin-Brelot et al,. 2010). Cromwell is an attractive 
spot for creative class people, with access to recreational amenities like hiking, mountain 
biking and water skiing. In addition, its proximity to tourism nodes, like Queenstown and 
Wanaka, make it an attractive place to relocate. 
 
2.4.2 Summary 
Small towns face a plethora of issues. The literature suggests that declining small towns 
have been the focus of a significant volume of research. The literature has indicated that 
those small towns with a single economic base often struggle in the face of economic 
shocks. This can also be seen in urban centres that focused on manufacturing that have 
since become run down and left derelict due to the focus on a single economy. However, 
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the literature generally fails to address in-depth the issues and challenges that small 
towns face when they are experiencing rapid growth (Halfacree, 2008). This has resulted 
in a lack of understanding of such issues. Several studies have investigate a surge in 
amenity migration to sunbelt areas, but the rise in migration has often moved towards 
urban cities. In the next section, attention shift to examine the key drivers of growth in 
those small towns where recent development has been experienced.  
 
The following section will extend the focus on small town growth and examine the theory 
of reverse-migration and counter-urbanisation processes and how this influences the 
development of small towns. 
 
2.5 Drivers of Growth in Small Towns  
Many factors impact either the growth or decline of small towns. Small towns are affected 
by several global, national and local factors that either grow or decline. The previous 
section has examined the factors that influence growth in small towns. This section will 
explore the drivers of change regarding how counter-urbanisation and major 
development projects can affect small towns’ growth.  
 
2.5.1 Counter-Urbanisation  
The rise of counter-urbanisation processes has played a significant role in the growth of 
selected small towns. Counter-urbanisation is defined as the movement of people from 
urban to rural locations searching for a lifestyle change (Champion, 1989; Loffler and 
Steinicke, 2006; Halfacree, 2008). The theory of counter-urbanisation has generally been 
overlooked in literature due to the dominance of the urbanisation trends that have been 
seen globally. Champion (1989) identifies that a person migrating for amenity values and 
a new lifestyle is the true definition of counter-urbanisation and not the associated anti-
urban sentiment that scholars like Berry (1976) describe the process as. The scale of 
growth caused by counter-urbanisation processes relies on the commuting ties and land 
available for urban expansion (Champion, 1989). In saying this, the true nature and 
complexity of counter-urbanisation processes and impacts have been ‘poorly 
acknowledged in the literature’ (Halacree, 1994). 
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Lifestyle migration is not motivated solely by economic or political factors. Instead, it is 
often driven by a quest to improve the quality of livelihoods for individuals (Tokington, 
2012). Bosworth’s (2010) article identifies three main factors that influence the process 
of counter-urbanisation. The first factor identified is the increased desire for an idyllic 
and relaxed lifestyle for retirement groups (Bosworth, 2010). The fast-paced nature of 
cities and ever-increasing price in city property causes residents to look afield to 
amenity-rich, slow-paced locations. The second factor is searching for greater job 
opportunities in decentralised production areas on the periphery of urban centres 
(Woods, 2007; Bosworth, 2010). The more developed small towns in Champion’s (1989) 
study were located on main transport links. This was confirmed by Stockdale (2006), who 
found that this was the reality for 29% of in-migrants. In addition, this implies that, not 
just retirement groups are migrating to small towns but also the creative class. This ties 
in with the final factor Bosworth (2010) identified: in-migration of labour searching for 
pastoral identity.  Woods (2007) describes residents who reside in rural locations as 
having a strong sense of rural identity. The literature suggests that in-migration tends to 
flow towards designated areas and is not considered evenly distributed across the 
regional small towns (Selwood et al,. 1995; Bijker and Haartsen, 2012). As a result, some 
small towns may grow, while others may plateau and others decline. 
 
Taking the argument further, Ono (2014) investigated the migration patterns concerning 
Japanese retiring to Malaysia. The study suggests that counter-urbanisation has become 
over-simplified. Its complexity does not solely lie on the push or pull factors but rather 
individual perspectives on a particular place (Ono, 2014). This may lie in the realm of this 
research as the pull factors may not be the only influencing factor that encourages people 
to migrate to a rural location. Instead, lifestyle migration is not motivated simply by 
economic influences; rather, it can be driven by the desire to improve the quality of the 
lifestyle for individuals (Torkington, 2012). These ideas are relevant in this study as the 
migration factors cannot be pinpointed to one single factor but rather a combination of 
factors. 
 
Another significant factor that must be considered is the often seasonal migration aspect 
of counter-urbanisation. Nefadova and Pokosky (2018) discuss this as the rise and fall of 
workers moving into locations based on the seasonal work available. This relationship is 
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evident in the case study context. Many of Cromwell’s rural activities are dominated by 
seasonal labour; for example, horticulture, viticulture, tourism and farming require 
seasonal migrations at different times of the year. However, there must be a clear 
distinction: the seasonal workers are not part of the creative class; rather, they are an 
ancillary group. The literature fails to address how this influences seasonally based 
counter-urbanisation processes through local populations’ rapid rise and fall (Nefedova 
and Pokovsky, 2018). In saying this, the realm of seasonal migration does not entirely fit 
with the idea of lifestyle and amenity migration. Therefore, indicating how complex, 
chaotic and complicated the theory of counter- urbanisation is (Halfacree, 2008; 
Bosworth, 2010). Woods (2005) addresses this in his article, suggesting that small towns 
centred on migrant labour are the suppliers and employers of work. For example, 
backpackers travel to Cromwell in search of seasonal labour, with these forms of labour 
frequently coming to-and-from locations following the seasonal patterns of employment 
(Woods, 2005).   
 
Lambe (2008) article on the role of ecotourism and the development of other assets in 
small towns look into the part of this ecotourism, large-scale business and their positive 
role on place promotion and town development in general (Lambe, 2008). The article 
argues that positioning a large companies in a small town can provide a competitive 
advantage. Small towns carry particular moral and ethical standards above their urban 
counterparts, and have lower business costs (Lambe, 2008). Such measures include: 
• Smaller and more connected communities. 
• The slower pace of life. 
• Its proximity to nature where creative people thrives. 
A creative form of governance that allows for placed-based development enhanced by 
leadership can also support such growth. 
 
2.5.1.1 Retirement Migration  
A common factor of amenity migration is the rise in older residents moving to retirement 
friendly small-town locations. Retirement migration is described as the short-long term 
relocation to a destination with a favourable climate by those of a retired demographic 
(Bennett, 1993). This form of migration has been welcomed as it can boost spending, 
increase the local tax base, and increase local areas’ economic turnover (Dorfman and 
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Mandich, 2015). However, this group has been singled out as they have various needs 
compared to other demographic groups. The main factor is the limited access to health 
care found in small towns (Dorfman and Mandich, 2015). The demand for healthcare 
provisions has been identified in some preliminary analyses of the study area as an area 
of concern with the increased levels of retirement migration. The literature surrounding 
the relationship between health care and retirement migration provides extremely 
scarce statistics with vague data indicators (Dorfman and Mandich, 2015). The forms of 
health care demands change as an individual ages. As such, the older retired population 
may demand a particular set of medical care that cannot often be met in small, 
understaffed and underfunded small-town clinics (Karner and Dorfman, 2012). Dorfman 
and Mandich (2015, p. 6) outline that small towns often have ‘shortages of primary 
medical care.’ This causes a negative flow-on effect to the residents who desperately 
require access to health care, which is considered a primary social citizenship right 
within New Zealand (Karner and Dorfman, 2012). 
 
The literature frames the reasons for migration in a conflicting light, with Jensen and 
Deller (2007) stating that access to health care was not a significant factor in choosing to 
migrate to a particular area (Carlson et al,. 1998). Whereas, Park et al,. (2007) signified 
that those small towns that have adequate access to healthcare also have the highest 
elderly population, and were specified as the key factor for choosing to migrate there. 
These conflicting assessments outline the complexities in the retirement population 
decision making. Besides this, natural amenities have been seen as the main driving factor 
besides health care provisions for the enticing retiring migrants. 
 
2.5.2 Major Development Projects 
Major development projects have been used to gentrify urban centres and are a well-
discussed discourse in the literature (Davis and Morais, 2004; Leick, 2015). Major 
development projects are large-scale, complex ventures that take years to develop and 
construct, generally involving several public and private stakeholders (Fiori and Kovaka, 
2005). The literature uses the phrase ‘mega projects,’ ‘large scale interventions’, and 
‘flagship projects’ interchangeably, but for this research, the phrase major development 
projects will be used to understand this discourse. The projects themselves are 
significantly influenced and are impacted by their surrounding environment, and the 
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literature surrounding specific major development projects tends to lean towards how 
prominent urban locations use these projects to facilitate regenerative growth (Davis and 
Morais, 2004; Fiori and Kovaka, 2005; Leick, 2015). However, the literature fails to 
identify how these projects can also influence growth in small towns and the potential 
impacts of such projects on small communities. This applies to the case study location as 
there have been many large scale projects that have influenced the rapid growth that the 
town has experienced over the last thirty years.  
 
2.5.2.1 Successful Major Development Projects 
Successful major development projects must incorporate a plethora of factors to be 
sustainable and perceived as lucrative (Morris, 1988). Morris and Hough (1986) article 
touch on these aspects, detailing that a successful project not only needs an appropriate 
level of community support but instead, it also needs to include several political, 
planning, schedules, finance and legal agreements. The detail required to evaluate a 
successful proposal appropriately would require an entire report. Therefore, some 
aspects may be covered and applied in the context of this report. The most relevant 
literature for this study would be the impact of the large-scale dam and regional airports 
located near small towns (Hilkevics and Kokars, 2011; Button et al,. 2009). 
 
A significant principle of major development projects is that the initial benefits of building 
a project come first, and the in-direct benefits are secondary outcomes (Morris, 1988). 
Heye (1993) suggested that major development projects cause an increase in labour 
market conditions, ultimately causing an increase in business confidence in rural 
communities. Heye (1993) specified that increased business confidence influences 
capital investment or investment from external sources. The development of an airport 
provides apparent secondary effects, like, employing local staff and direct and in-direct 
airport-related activities (Button et al,. 2009).  Button et al,. (2009, p. 126) indicate that 
Anchorage Airport has “generated $316m in onside activities and $130m in other local 
payrolls” activities. On the other side, deteriorating economic conditions threaten rural 
politics, decrease business confidence levels, and cause an unfavourable environment for 
rural communities (Heye, 1993).  
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To illustrate the importance of major development projects, Button et al,. (2009) describe 
small airports’ influence on local economic development. Button et al,. (2009) explain 
that airports provide ample evidence of economic growth by improving the mobility of 
rural locations and improving technological development and modern business 
opportunities. For example, the construction of airports in the Caribbean and the 
Mediterranean allowed the transition of economies from primary fishing resources to 
enhancing the natural landscape through tourism (Button et al,. 2009). This caused the 
evolution of the local economy towards a multi-functional and diverse landscape.  
 
2.5.2.2 Challenges with Major Development Projects  
In alignment with the radical changes and benefits major developments provide, they 
also have contributed to a range of challenges to small communities. The literature is 
currently over-saturated on the negative implications and strains that major 
development projects put on urban cities (Morris, 1988; Feeney, 1998; Tomljenovic and 
Faulkner, 2000; Kamols and Sēle, 2012). Nel et al,. (2019) suggest that small towns are 
ill-prepared to deal with the rapid new-found growth they gain during the construction 
phase or outcomes after completing a major development project.  
 
Morris (1988) article focuses on a balance of success and failure of European-centric 
major development projects. The report concluded that projects have many layers that 
cause them to fail, providing many flow-on challenges to local communities (Morris, 
1998). Morris (1988) also examined several projects and determined the level of input 
also influenced the project’s success; he found that developers who received little 
external input or perused the projects alone were more likely to complete them to a 
standard they deemed appropriate. This would apply to the context of Highlands 
Motorsport Park, in the Cromwell Basin, as it was constructed entirely by a single 
developer, who had indicated that he had limited trust in others to bring his dream to life 
(Quinn, 2016).   
 
Another critical factor identified as a challenge was providing an adequate but not over-
saturated amount of public participation in the process (Feeney, 1998). Public 
participation is described by Feeney (1998, p 9) as “an opportunity for citizens, public and 
private organisations to express their opinions on general policy goals” that should be 
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further incorporated into decision making about specific projects. The planning process 
in New Zealand has allowed for an appropriate level of consultation to improve policy-
making decisions (Feeney, 1998). To illustrate the importance of consultation during 
major projects, Bearfield and Dubnick (2009) quoted David Lee, a former president of the 
Boston Society of Architects, who specified, “you needed to educate and engage the public 
from the first moment. You needed to make the public feel a stake of ownership in the 
project.” Keever et al,. (1999) also specified that public participation in the early stages of 
major development projects is adequate, but this needs to be extended into the “design, 
construction, operation and maintenance of the project.” This will assist small towns in 
harnessing the positives and negatives of major development projects while also being 
involved throughout the entire process.  
 
The literature surrounding major development projects in small-towns is relatively 
scarce, rather the emphasis in on projects in the larger urban environments. This allows 
for a large gap to identify how major development projects impact small-town and rural 
land use. Further challenges will be expanded upon in the case study of large scale dams 
below. 
 
2.5.2.3 Case Study: Large Scale Dams 
An example of a major development project that attracts several challenges is large dams. 
Between 1950 and 2000, the number of large dams internationally increased from 5,000 
to 45,000 (World Commission on Dams, 2000; Baldassarre et al,. 2021). The recent 
literature has suggested that social and environmental costs have significantly 
outweighed the benefits. The negative implications have been significant on the  local 
population, particularly those in the Global South (Hinderink and Titus, 2002; Degeorges 
and Reilly, 2007; Baldassarre et al,. 2021). The large scale dam projects that have 
occurred in the last forty years have promised to provide clean energy and secure a 
reliable water supply for local and national communities (Baldassarre et al,. 2021). 
 
The report produced by the World Commission on Dams (2000, p. 28) identified that 
despite the dams causing ‘significant contribution to human development,’ they cause 
unnecessary and irreversible environmental and social harm. The report highlighted the 
benefits of this project, such as generating renewable electricity, irrigation access, flood 
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protection, jobs during the construction and post-dam. The irrigation provisions were 
highlighted to be a critical function of land use, with an estimated 30-40% of global 
irrigated lands relying on dams (World Commission on Dams, 2000). Similarly, dams’ 
hydropower also contributes 19% of the worlds electricity and allows for food security, 
employment and skills (World Commission on Dams, 2000). These large scale projects 
often are justified to bring national benefits, with limited consideration of the sheer costs 
and impacts they leave in their wake on local communities (Tilt et al,. 2009). 
 
Nevertheless, the literature focuses on the negative impacts on large dams (see Lerer and 
Scudder, 1999; Biswas and Tortajada, 2001; Tilt et al,. 2009; Baldassare et al,. 2021). 
Global estimates predict between 40-80 million people have been displaced or 
permanently relocated from areas that contain dams (World Commission on Dams, 
2000). As described by Tilt et al,. (2009), rural residents are the most vulnerable to the 
changes that occur in the environment. Tilt et al,. (2009) outlined that rural communities 
identified that dams resulted in losing natural springs, a decrease in arable land, growing 
fruit, vegetable and herbs and losing access to natural medicinal resources. To illustrate 
this, the construction and subsequent filling of the Manwan Dam on the Lancang River 
caused grave devastation on a local farms and horticultural land (Tilt et al,. 2009). The 
dam inundated 411 ha of farmland and a further 562 ha of woodlands and caused the 
displacement of 7,260 farmers (Tilt et al,. 2009). It also saw the loss of 71.6% of orchard 
land, almost 4.8km2 of valuable agricultural land. To reiterate this further, Cernea (2003) 
and Scudder (2005) suggested that the largest 50 dams that were resettled following the 
construction and inundation of the dams rarely have their living conditions improve and 
are often pushed further into poverty.  
 
The World Commission on Dams (2000) review put a new policy framework that focused 
on sustaining rivers and livelihoods in their natural states while also improving public 
acceptance in all future projects. This ensures that any future projects recognise 
indigenous and local rights, safeguarding vulnerable groups while also providing they are 
involved in the decision-making process. 
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2.5.3 Summary  
The growth of small towns does not come down to a single factor but is rather the result 
of a combination of driving factors that are all influenced by one another. The literature 
has indicated that small towns are influenced by the geographical features surrounding 
them and the economic industries that choose to reside there. The draw factors of reverse 
migration, counter-urbanisation and major development projects also draw in the 
creative class, amongst other migrants such as retirees and seasonal workers to the area. 
The following section will draw on the literature that is based on the effects of reverse-
migration  
 
2.6 Benefits and Costs of Reverse-Migration 
An outcome of reverse-migration or counter-urbanisation is the large movement of 
people to a specific location causing strain on future development and pressures on small 
communities to adapt. These tensions place a large burden on small communities to deal 
with typically urban problems. There are a range of costs and benefits of growth, all of 
which will be examined in the following section.  
 
2.6.1 Societal Effects 
There is a range of societal effects on small towns that emerge during/following a period 
of rapid growth. Phillips (1998) outlines that counter urbanisation, and sunbelt migration 
has encouraged the movement of the creative and managerial class, causing an increase 
in a valuable source of human capital into small towns. As described previously, the rise 
of this in-migration has caused significant strain/benefits on local community dynamics, 
employment opportunities, rising housing process, and placing strain on health care and 
crime levels. 
 
The increased levels of creative class migration into small towns directly influences the 
types of employment opportunities that have become available. As described previously, 
the rise of the post-productive landscape has caused an increase in the availability of jobs 
in diverse sectors (Almstedt et al,. 2014). This has been exacerbated by the changing 
nature of industries from the dominant agriculture sections to environmentally 
sustainable technologies while also diversifying land use (Argent, 2002). In other words, 
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the diversified land use has encouraged the availability of employment opportunities. 
Johnson and Roasker (1995) suggest that positive economic growth may result in the 
creation of new entrepreneurial activity. Johnson and Roasker (1995) also critique how 
common rural studies recognise the only diversification of primary-resources in small 
towns is not the only factor of rural economic development, rather it leans more towards 
the multi-functional landscape. However, the literature is extremely vague on the 
relationship between diversified land use and small-town employment opportunities 
(Davis and Morais, 2004; Almstedt et al,. 2014). Instead, it focuses on declining small 
towns and the dwindling employment opportunities in small towns (Davis and Morais, 
2004; Almstedt et al,. 2014).  
 
Cromwell has experienced the opposite of what the bulk of the literature suggests as the 
land use has diversified, encouraging increased employment opportunities (Perkins et 
al,. 2015). However, this has resulted in a skills shortage with a lack of skilled workers to 
cover the available jobs. As described previously, seasonal labour is a significant factor 
for the workforce in Cromwell, making up a large portion of the work in horticulture, 
viticulture, tourism and farming (Perkins et al,. 2015). Nefadova and Pokosky (2018) 
discuss this phenomenon as the rise and fall of workers moving to locations based on the 
seasonal work available. On the other hand, this phenomenon is widely discussed in the 
literature, Davidson and Wang (2011) describe as being influenced strongly by the push 
and pull factors at the individual level, resulting in high levels of labour turnover. This 
implies that though the seasonal labour can fill the skill shortages in the short term, these 
individuals move on from jobs quite quickly and need to be constantly filled (Davidson 
and Wang, 2011).  
 
2.6.2 Development Effects  
There is also a range of development effects on small towns that emerge during/following 
a period of growth. The increase in population size in a small town over the short term 
dramatically affects the impact on pre-existing infrastructure.  
 
Infrastructure is a crucial component that makes up the physical structure of a small 
town. For this report, infrastructure refers to three-water (stormwater, wastewater and 
drinking water), roads, bridges, electrical grids and telecommunication. The literature 
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tends to lean towards coping with declining infrastructure in a dying small-town and fails 
to identify the impacts on growing small-towns (Cullen et al,. 2004; Browne et al,. 2021). 
Despite this, a growing body of literature on large growing urban centres may apply to 
Cromwell (Eberts, 1986;  Mtika and Tilley, 2020; Browne et al,. 2021). An example of 
these infrastructural constraints is the rapid migration to major urban centres in 
Australia, with approximately 400,000 people relocating to regional centers between 
2011-2016 (Browne et al,. 2021). The critical case study for Browne et al,. (2021) study 
was Wangaratta, that experienced population growth exceeding the projected 
predictions. This caused significant infrastructural constraints on the three-waters 
networks, which contain unique urban hydrology surrounded by rivers (Browne et al,. 
2021). 
 
2.6.2.1 Reverse Sensitivity  
Reverse sensitivity is a concept used to reduce the levels of legal vulnerability on existing 
activities from new land users (Stewart, 2006). The term wasn’t explicitly defined under 
the RMA. Still, it was first represented in the Auckland Regional Council v Auckland City 
Council which held that ‘the effects of the existence of sensitive activities on other activities 
in their vicinity, particularly by leading to restraints in the carrying on of those other 
activities’ (Auckland Regional Council v Auckland City Council [1997] NZEnvC 23; 
Stewart, 2006). The concept monitors unavoidable adverse effects caused by new land 
uses relating to pre-existing activities and avoids legal complaints, for example, 
constructing a subdivision in a predominantly rural location. Despite positively 
protecting existing land users, Stewart (2006) critiques the concept as it contradicts the 
common law of nuisance. His criticism stems from the lack of autonomy of private land 
users over their land for the greater good of public consciousness (Stewart, 2006).  
 
Similarly, reverse sensitivity is a common practice when preparing resource consents. It 
causes difficulties for consenting authorities between allowing the existing activities to 
continue while refusing a proposed resource concern or, on the contrary, by allowing new 
activities to establish near its effect-producing neighbours (Davidson, 2003). The 
complex concept of reverse sensitivity may cause tensions for multifunctional land users, 
as they rely on multi-forms of land uses in proximity to one another.   
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2.6.2.2 Housing Implications  
A consequence of a booming town is the high cost of living, with a significant component 
being the rising cost of housing (Haslam McKenzie and Rowley, 2013). In a general sense, 
housing affordability has decreased across the board in resource-rich locations, i.e. in 
remote rural areas (Haslam McKenzie and Rowley, 2013). Costello (2009) and Haslam 
McKenzie and Rowley (2013) enhance this point by outlining the challenges to the 
significance of homeownership in rural settlements for social needs and economic 
sustainability to maintain rural liveability. A consequence of not having adequate access 
to housing results in negative impacts on a range of quality of life indicators, such as 
education, social connectedness and health, often felt most acutely by poorer inter-
generational residents (Haslam McKenzie and Rowley, 2013). 
 
As an illustration, Halseth and Ryser (2016) examined how the community of Kitimat in 
British Columbia responded to large scale infrastructural projects. Kitimat had 
experienced a rapid boom during the construction of a smelter and several large scale 
infrastructural projects. The population increased significantly, and the rapid growth was 
the lack of housing options available for migrant communities. Halseth and Ryser (2016) 
suggest that one-half of the construction workforce population is housed in worker 
housing camps, whereas the other half is finds housing in adjacent communities. 
Landlords have been pinpointed as making the situation dire with removing long-term 
tenants to raise house prices as residents and an under-supply of housing are abundant, 
exacerbating uneven development (Halseth and Ryser, 2016). This caused a heightening 




The changing nature of small towns causes many effects on how they tackle the teething 
issues of growth. It is evident throughout this section that the impact of rapid growth is 
not always positive. They often strain infrastructure, limit housing options and access to 
health care. Despite this, several positive factors of a growing small town; include 
increased employment opportunities, the more extensive customer base and the flow-
on-effects of retirement migration. These all influence how a small town function and 
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how they respond to the relevant constraints. The following section will examine the 
planning implications  
 
2.7 Planning Implications of Reverse-Migration  
There are many varying approaches to managing and responding to immense scale 
growth within small towns. The formal and informal planning agencies act as the critical 
responders to how rapid growth and economic development can be managed in a way 
that doesn’t inhibit a small town’s ability to constrain growth (Briassoulis, 1997). 
However, planning approaches are generally perceived to entirely be the responsibility 
of local government, though this is not entirely the case, as communities often respond to 
rapidly changing environments based on their own needs. In saying this, regional 
planning provisions also provide an effective method for controlling or encouraging rapid 
growth. The following section will outline several response mechanisms that can be used 
to counter rapid growth in small towns. 
 
2.7.1 Leadership and Governance 
One mechanism of managing rapid growth in a small town is through effective 
governance and leadership. Urban governance refers to the governance of the built and 
natural environment (Véron, 2010). For this report, governance is defined by Véron 
(2010, p. 2836) as a ‘network of governmental, market and societal actors and organisation 
and institutions that create public policy.’ This definition frames the encompassing role of 
governance through a wide political-societal and economic lens.  
 
Governance systems transformed across the early 1970s following an economic 
transition towards a neoliberal ideal (Gamble, 2006). The ideology of neoliberalism 
emerged following an extended period of unemployment and inflation that was 
dominating western countries. The free-market principles that neoliberalism entailed 
included deregulation, privatisation, increased taxes, moving away from the welfare state 
(Robinson, 2006; Gamble, 2006). In the broader context, this caused the rolling back of 
the state that influenced how decision-making is made possible. Consequently, this 
caused the reorganisation of Central and Local Governments finances that led to the 
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restructuring of fiscal policy, forcing Local Governments to source their financial backing 
and resources (Mattson, 1997; Robinson, 2006; Tacoli and Agregaard, 2017).  
 
The withdrawal of the state caused the reinvigoration of key actors and local 
entrepreneurs to replace the role of governance (Nel et al,. 2019). The activeness of 
governance and community structures is crucial for forming creative response strategies 
to cope with rapid growth. When compared to cities, Mattson (1997) argues that small 
towns provide a more personalised and honest experience for citizens, as the small 
population sizes allow for more meaningful consultation. Shively (1997) agreed with this 
statement by saying that solid leadership assisted in making a small town successful. 
However, Mattson (1997) would argue against the idea of governance being the sole 
structure to support a creative response. Mattson (1997) stated that the drawback of 
governmental agencies saw the emergence of non-profit organisations to perform 
leadership roles within the community (Mattson, 1997). These community-run initiatives 
are coordinated to enhance social capital and community engagement on social issues 
(Mattson, 1997; Nel and Stevenson, 2014).  
 
2.7.1.1 Social Capital and Community-Led Development 
Another effective mechanism for managing rapid growth is through engaging and 
drawing on social capital and community-led development. Social capital and community 
development have been widely discussed in the literature in neoliberal reforms 
encouraging community-led initiatives as a creative response to issues small towns face 
(Shively, 1997; Mattson, 1997; Gamble, 2006; Woodhouse, 2006). Social capital is defined 
as the accumulation of networks that contain shared values to encourage co-operation 
amongst groups, which allow communities to respond to challenges they face within their 
communities (Woodhouse, 2006). In many cases, it can be argued that these informal 
mechanisms can dramatically affect local communities responses to the challenges they 
face (Kusar, 2010).  Social capital may include incorporating local knowledge,  community 
engagement and activities that bind the community together (Kusar, 2010). Thriving 
small towns can harness both short-term economic fluctuations with longer-term 
community development goals by drawing on the strength of local social capital (Lambe, 
2008). 
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To understand where community-led development and social capital fits in the realm of 
participation, Arnstein’s (1969) ladder of participation, that ascends from manipulation, 
partnership through to citizen control is a useful model for determining the appropriate 
level of participation. Arnstein (1969) specified that there are various forms of 
participation, either top-down governance, or bottom-up citizen participation. Barton 
(2002) specified that the community-led development sits in the realm of eight, seven 
and six of Figure 1Table 1. The intension of community-led development is to improve 
the functioning of the democratic process and to prevent companies and governance 
systems to have the sole access (Barton, 2002). These informal mechanisms can 




Figure 1: Arnstein’s ladder and degree of citizen participation (Source: Arnstein, 1969). 
 
Social capital is linked with governance through the community’s ability to influence their 
local regions’ decision-making (Woodhouse, 2006). Shively (1997) dives into this topic 
in more depth and argues that an area will be more prosperous if it injects new blood into 
leadership avenues. She also stated that this leadership needed to be spread through both 
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formal and informal decision-making avenues (Shively, 1997). Furthermore, she points 
out that including new ideas also allows the governing body tremendous enthusiasm and 
autonomy. Beck (2006) describes the emergence of the second modernity as also 
allowing for the rise of creative grassroot movements to address small towns’ challenges, 
needs and opportunities. Lambe (2008) elaborates this further by indicating that while 
retiree populations also bring in economic development assets, in turn, they also bring in 
creative forms of governance. This provides a clear context to the study of Cromwell as it 
is vital to investigate how the community responds to the growth occurring within the 
location. Though the theory of social capital touches on elements of this, the literature 
fails to address what forms of community responses are successful. 
 
2.7.2 Planning Provisions  
Despite the significant movement back to certain small towns, the study of the drivers 
and solutions to small towns issues are often neglected in the literature, with many 
academics focusing on large urban areas. This is also evident in the national and regional 
policy, with small towns being neglected in national policy provisions (Mattson, 1997). 
In saying this, the literature also suggests that social capital plays the most prominent 
role in dealing with issues that small towns face, the role in which planning provisions 
play in responding to challenges cannot be forgotten (Shively, 1997; Mattson, 1997; 
Gamble, 2006; Woodhouse, 2006). As described previously, theoretical planning tends to 
focus on metropolitan areas, whereas the small towns are frequently ignored (King and 
Harris, 1989; Mayer and Knox, 2010). The popularity of a slow lifestyle and movement to 
rural towns is often forgotten in the literature. It can argue that this needs to be 
considered more actively from a planning point of view. 
 
Hall and Twedwr-Jones (2019, p. 22) describe planning with a ‘spatial or geographical, 
component in which the general objectives is to provide for the structure of activates and 
land uses.’  The planning sector governs growth several of different regulatory and non-
regulatory methods. Planning for and intervening in small towns at the national level is a 
complex task that entails many tough decisions. Though some attempts have been made 
to interfere in the New Zealand regional context, these have been focused on encouraging 
economic development. For example, the only current regional development programme 
is through the Provincial Growth Fund that aims to lift productivity in the provinces 
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(Ministry of Business, Innovation and Employment, 2021). However, the capacity to 
support all growing and declining small towns is limited. An example of local planning 
intervention was in Vermont, New York. The township had experienced rapid growth 
following the local military base (King and Harris, 1989). One key planning mechanism 
enforced was through strict zoning mechanisms and site plan reviews (King and Harris, 
1989). This allowed the local government to monitor and control how the land was being 
used and freed up land for future subdivision works. However, this article failed to 
address the impacts that these mechanisms that zoning mechanisms had on growth. 
Therefore, emphasis needs to be placed on how local levels and community-led 
interventions assist in coping with change. 
 
2.7.2.1 Modern Day Planning 
There has been a shift in modern-day planning from traditional land use focused planning 
to spatial planning. Spatial plans have played a significant role in shaping towns, (Connell 
et al,. 2009) the non-regulatory approach aims to “set out a vision of where and how cities 
should grow and develop” (Partners, 2021, p.2). Scott (2006) describes this process as 
encompassing a more comprehensive regulatory approach to land management that 
focuses on communities level of engagement. This European based spatial planning 
method enhances the broad public-private partnerships and collaboration between 
agencies, including, property developers, community services providers, and private 
companies (Shaw and Lord, 2009).  
 
Shaw and Lord’s (2009) article acknowledges that the planning system is highly reactive 
under the RMA in New Zealand. It focuses on the potential effects of activities rather than 
the strategic direction and planning of future land-use and fails to quantify rapid land use 
change. Spatial plans or structure plans are a form of ‘soft governance’ that guides 
financial and land use decision making (Shaw and Lord, 2009). Small towns often receive 
insufficient recognition in spatial plans, with the main policy concentration focus on large 
cities and metropolitan areas (Atkinson, 2019). The limited rating base of small 
towns/regions make them vulnerable to support adequate planning policy.  
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2.7.3 Summary 
The formal and informal planning agencies act as the critical responders to rapid growth 
in small towns. This is clear when examining the three avenues in which the responses 
can occur: creative leadership, planning provisions, social capital and community 
engagement. Key authors like Mattson (1997) and Tacoli and Agregaard (2017) debate 
the influence of governance in local community development and how this influences 
creative community responses to issues they face. In contrast, Hall and Twedwr-Jones 
(2019) outline the significance of providing planning provisions to control land use. For 
this study, all of these factors are considered necessary.  
 
2.8 New Zealand Case Studies  
This study will examine two case studies that display real-life depictions of the theoretical 
underpinnings of this topic. This sections discusses two domestic small towns that have 
experienced rapid economic growth and implemented creative social capital governance 
to assist in coping with the transition.  
 
2.8.1 Oamaru, New Zealand 
Oamaru is a medium-sized town with an approximate population size of 13,700 (Stats 
NZ, 2018a). Oamaru is the main urban centre of the Waitaki District located of the fringes 
on both the Otago and Canterbury Regions. Despite the large population, Oamaru has 
experienced a declining population between 1993 and 2003 (Perkins et al,. 2019). But 
since the inclusion of community projects to strengthen and improve the public 
perception that aims to promote Oamaru as a pleasant place to live, the population has 
increased (Mckay et al,. 2018; Perkins et al,. 2019). 
 
2.8.1.1 Catalysts of Rapid Growth  
The Waitaki District is not shy to rapid population surges and troughs with changes in 
economic industries. Over the last forty years, it has experienced major development 
projects through hydroelectricity development, tourism, irrigation and outdoor 
recreation (McCrostie et al,. 1998; Powe et al,. 2015; Mackay et al,. 2018). Taylor et al,. 
(1999) indicate that ‘boom’ resource towns go through periods of high and low 
employment opportunities based on the commodities available and the global market. 
 Literature Review 
 36 
Oamaru and the Waitaki District has experienced this first hand, following a slowdown of 
the farming sector, making way for the development of the Waitaki Hydro Scheme, which 
is a series of interconnected lakes and channels that make up a substantial proportion of 
New Zealand power generation (Mackay et al,. 2018). Though this brought in a significant 
proportion of skilled labour, the work subsided following the completion of the dam’s 
and left Oamaru and the district lacklustre (Mackay et al,. 2018). 
 
Following another period of stagnant growth, the community bound together with the 
council to strategically plan and regenerate the historical location of Oamaru to restore 
public perception into the community. This was one of the drawcard factors for a large 
elderly population relocating to the area, causing a counter urbanisation shift in search 
of closer communities, amenity and cheaper housing (Mackay et al,. 2018). The heritage 
redevelopment was a project set to enhance the physical appearance of the Victorian 
Precinct, which was initially a commercial and businesses district. The project was led by 
Oamaru Whitestone Civil Trust, the Waitaki District Council and many community 
groups, which encouraged positive physical change and altered its citizens’ perceptions.  
 
2.8.1.2 Conclusion  
Oamaru has experienced periods of rapid population growth and decline over the last 
three decades. The town’s physical and creative response to the deterioration 
encouraged the elderly to relocate to the township to seek closer community spirit, 
amenity and cheaper housing. This was also facilitated by the redevelopment of the 
Victorian Precinct, which restored positive public perception of the community.   
 
2.8.2 Kaikōura, New Zealand  
Kaikōura is a small-sized town with an approximate size of 3,912 (Stats NZ, 2018b). 
Kaikōura is the main urban center of the Kaikōura District located on the North-Eastern 
coast of the Canterbury Region. Despite the small population, Kaikōura has experienced 
a slight growth in population between 2006 and 2018 (Stats NZ, 2018b). The 
development has been linked with the changing nature of land use, from farming and 
fishing to tourism (Woods, 2007).   
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2.8.2.1 Catalysts of Rapid Growth  
Kaikōura has experienced slow progress growth progress over the last 15 years (Stats 
NZ, 2018b). The creative governance of incorporating local Māori development was the 
original catalyst for transforming the economic industries from farming and fishing to 
tourism (McClure, 2007). Barnett (1997, p. 472) describes Māori’s role in tourism as 
incorporating Māori culture in the international experience. Woods (2007) outlines that 
this encouraged the globally renowned reputation for whale and dolphin watching 
destinations. It attracts approximately “160,000 tourists, 90% are international” every 
year (Woods, 2007, p. 501), which are drawn to the outdoor wildlife experience (Curtin, 
2003). This creative form of leadership within the community also links with indigenous 
knowledge of nature. This is crucial in the reconstruction of indigenous rights (Hunt and 
Holmes, 2015). Historically, colonisation eroded the understanding of indigenous 
communities and silenced them from participating in community initiatives (Hunt and 
Holmes, 2015). 
 
However, this rapid growth also caused strain on local infrastructural resources and 
demand for semi-skilled labour (Woods, 2007). The township has reached capacity on 
the wastewater treatment plant and can reach capacity on the current water supply in 
the future (Cullen et al,. 2004; Cloke and Perkins, 2005). This example is still unfolding, 
and Cloke and Perkins (2005) outline that the low rate-paying base makes it extremely 
difficult for change to happen quickly for infrastructural upgrades. Unlike the Cromwell 
case study, tourism growth has not prompted a rise in counter urbanisation processes. 
Instead, it focuses on the post productive nature through a change in the dominant 
economic industry.  
 
2.8.2.2 Conclusion  
Kaikōura’s local Māori creative response in a declining small town has facilitated rapid 
growth. Though this growth has been extremely positive for the region’s economic 
development, the sheer volume of international tourists has caused strain on local 
infrastructural resources and the high demand for semi-skilled labour.  
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2.8.3 Summary 
Oamaru and Kaikōura are two case studies that individually demonstrate elements of the 
broad patterns in small towns. Oamaru has attracted a creative class through 
strengthening their public perception. This was facilitated by a combination of council 
groups and community projects, which supported public perception and promoted 
Oamaru as a pleasant place to live. In contrast, Kaikoura’s growth was stimulated by local 
Māori responses to facilitate development. This post-productive land use pattern shifted 
the reliance from farming and fishing to tourism. However, consequently, it constrained 
local infrastructural resources, making it difficult for the community to continue to 
evolve. Both examples depict of elements what’s at play in Cromwell but fail to 
incorporate all the counter urbanisation and mega project processes.  
 
2.9 Conclusion  
This literature review has sought to understand how small towns are influenced by rapid 
growth and decline periods. It is evident within the literature that small towns are 
affected by global economic patterns of globalisation and urbanisation. This has often 
caused the demise of rural areas and many small towns, as they lack the industry 
diversity to cope with the fluctuations in the global economic sphere. However, selected 
small towns are also breeding grounds for innovative governance and communities that 
respond to these international pressures. These growth drivers in small towns have been 
identified as major development projects, counter urbanisation and post productivism.  
 
However, the literature is scarce on the pull factors that influence people to migrate to 
small towns. Similarly, the literature also lacks an understanding of the infrastructural 
constraints which rapidly growing small towns bring about. Furthermore, it fails to 
address the social and economic implications of governance strategies, especially in New 
Zealand. It’s also important to note that the literature surrounding the study area of 
Cromwell is also scarce. Therefore, the study of the rising small town of Cromwell, New 
Zealand, will partially help to address some of these shortcomings. 
 
In addition, the literature review did not explicitly look into how individual’s experience 
of small towns and future research could look into the emotional implications of counter 
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urbanisation and major development projects and the role they play in the broader 
regional economy, rather than only on the small scale of a single township. These critical 
issues identified through the literature have informed the design of the research and the 
research questions.  
 
The following chapter will describe the study area of the Cromwell Basin. It will outline 








The Cromwell Basin is located in the Western fringes of the Otago region in the South 
Island of New Zealand and the COD of Otago specifically, which is also the unit of local 
administration – through the CODC As both a town and a sub-district within the COD, 
Cromwell has been shaped by the dynamic economic industries that have evolved in this 
distinctive landscape. Located at the end of the Southern Alps, it has a hot and dry climate 
in the summer months and a dry and cold weather in the winter months that impact the 
types of economic industries that can take place there.  
 
The previous chapter has examined the relevant literature that is applies to growing 
small towns and rural areas at the international and domestic levels. The purpose of this 
chapter is to introduce the context of the study location: the Cromwell Basin. It will begin 
by providing a brief overview of the history of rural New Zealand. It will then look at the 
relevant land use and how this shapes the economic industries in the Cromwell Basin.  
 
3.2 History of Rural New Zealand  
 The social and economic make-up of rural New Zealand has evolved significantly over 
the last century. In the 1960s, rural Zealand accounted for 76% of exports, and 25% of 
the population resided in these areas (Ministry for Primary Industries, 2017a). Fast 
forward to the present, the rural sector only accounts for 12% of exports, and only 16.3% 
of the population reside in these areas (Ministry for Primary Industries, 2017a). 
Similarly, the workforce has shrunk by almost 14% to five point nine per cent employed 
above 18+ (Mulet-Marquis and Fariweather, 2008).  
 
Pastoralism was the primary economic industry for rural centers, notably wool, meat, 
and dairy products (Ville, 2000). Conversely, at the same time, improved access to 
services and transportation allowed rural centers to be better connected to the 
immediate urban environment (Ville, 2000). The removal of agricultural subsidies in the 
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1980s forced farmers to adopt a market-based approach (Ville, 2000). However, this 
rapidly declined in the twentieth century with the removal of national subsides and 
technological advancement, which saw a decrease in employment uptake and growth in 
the farming sector. In addition, it also saw the reduction in the size of small towns across 
the nation, with Labao and Meyer (2001, p. 103) describing it as the ‘great agriculture 
transition’ with the movement of people to urban centers. This caused the discourse of 
rural decline and encouraged the later nostalgic marketing of rural centers to promote 
the movement of people back to rural centers (Merlan and Raftery, 2009).  
 
In recent years, the inclusion of the Tenure Review process under the Crown Pastoral 
Land Act 1998 further influenced pastoral farming. Until the Tenure Review process 
began, the government leased out 2.37 million hectares of pastoral land in the South 
Island (Morris, 2009). The Tenure Review process moved the land with ‘significant 
conservation value’ to the Department of Conservation (DOC) in return for a freehold title 
to balance previously leased land (Morris, 2009, p. 93). This complicated the relationship 
of rural farmers with the high country land that dominates the upper and lower reaches 
of the Cromwell Basin. This has also influenced the diversification of land use in the area, 
as farmers attempt to find value from the freehold land they have been gifted (Morris, 
2009).  This in turn had implications for both rural activity and the service functions of 
small towns which served them.  
  
3.3 The Cromwell Basin 
The Cromwell Basin is located on the western outskirts of the COD within New Zealand 
(refer to Figure 2 and Figure 3). The area is renowned for its idyllic landscapes, distinctive 
seasons, and world-class products, i.e., merino wool, pinot noir wine, apricots and apples 
(Central Otago District Council, 2019a). For this project, the Cromwell Basin refers to the 
open basin in which Cromwell’s main township is situated, and the surrounding areas of 
the Nevis and Bannockburn in the South and Pisa Moorings, Lowburn and Tarras in the 
North. These areas are located under the Cromwell Ward in the CODP. They are 
experiencing high economic and population growth, due to their location, scenery and 
varying land use. The main township of Cromwell is approximately 60 kilometres East of 
Queenstown and 55 kilometres South of Wanaka. Lake Dunstan runs through the middle 
of the basin, is fed by the Kawarau River in the West and the Clutha River to the North, 
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and is surrounded by a mountainous landscape, including the Pisa, Dunstan and Nevis 
Ranges, and Sugar Loaf (Central Otago District Council, 2019a).  
 
Figure 2: The study location in New Zealand (Source: Author) 




Figure 3: Central Otago and the Cromwell Basin (Source: Perkins et al,. 2015). 
 
Cromwell receives minimal rainfall with warm westerly winds on the leeward side of the 
mountain.  Accordingly, the climate of these Lakes destinations are often dry and hot in 
the summer months and dry and cold in the winter months. The areas also have a 
combination of constructed or glacially formed lakes, which draw tourists to these 
destinations. The variety of the climatic conditions and the pristine natural landscape 
draw in tourists and facilitate in-migration of the creative class (Lawson et al,. 1998). 
 
Māori was the first to inhabit the Basin, which was used to collect food and was a passage 
between the East and the West Coasts to collect Pounamu and other seasonal food items 
(Perkins et al,. 2015). There were examples of hunting practises, including hunting giant 
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moa with evidence of moa sites in Hawksburn, at the Southern end of the Basin (Cromwell 
Museum, 2020). Throughout their travels, local Māori named famous landmarks, 
including the Mata-Au (Clutha River) and the Kawarau River that both ran through the 
location. The name ‘tiaru’ is understood as the plantings of cabbage trees planted here as 
a form of navigation, which is still sparsely evident in the landscape today, was the name 
given to the destination by Māori (Central Otago District Council, 2019a). The mana 
whenua of today is understood as Kāi Tahu that originate from the Ngai Tahu tribe 
(Central Otago District Council, 2019a).  
 
Cromwell is considered in a sunbelt location, or conversely in the New Zealand context a 
‘Lakes Destination’ (refer to Figure 4). The small town is located along the eastern side of 
the Southern Alps in what is commonly known as the rain shadow in terms of the 
orographic rainfall process (Lawson et al,. 1998). Cromwell receives minimal rainfall 
with warm westerly winds on the leeward side of the mountain.  Accordingly, the climate 
of these Lakes destinations are often dry and hot in the summer months and dry and cold 
in the winter months. The areas also have a combination of constructed or glacially 
formed lakes, which draw tourists to these destinations. The variety of the climatic 
conditions and the pristine natural landscape draw in tourists and facilitate in-migration 
of the creative class (Lawson et al,. 1998). Perkins et al,. (2015) describe the leading cause 
for the in-migration of the creative class due to the rise amenity migration, which will be 
explained in more detail in Chapter Seven below.  
 




Figure 4: New Zealand Settlement Categories (Source: Lee and McDermott, 1998) 
 
3.3.1 Gold Mining 
The discovery of gold in the early 1860s prompted the rush of European and Chinese 
settlers to the area. The settlement, which later became Cromwell, was established at the 
Kawarau and Clutha River junction, and was initially named ‘The Junction.’ The rise of the 
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goldfields saw approximately 3,000 miners flock to the region in search of a better 
lifestyle (Cromwell Museum, 2020). The sloping and steep topography made it hard to 
dredge the entire riverbeds. This caused the development of alluvial mining on river 
terraces – old and current in the vicinity of the rivers, which led to the development of 
water races throughout the Central Otago region to supply water to the gold sluicing 
(Cromwell Museum, 2020). Some examples of significant gold mining settlements in the 
area include Lowburn, Bannockburn, Carricktown, Northburn and the Nevis Valley. The 
site was also home to the largest gold dredge machine in the Southern Hemisphere that 
operated in Lowburn in the 1930s (Cromwell Museum, 2020).  
 
3.3.2 Economic Activities 
The following section will examine the main economic activities currently dominant in 
the COD and the Cromwell Basin. It will also provide a brief overview of major 
development projects that have been undertaken in the Cromwell Basin. 
 
3.3.3 Primary Resources  
Historically, Central Otago’s economy has been driven by primary resources: agriculture-
pastoral farming, viticulture, horticulture, forestry, and mining (Cromwell Museum, 
2020). Primary resources account for 27% of employment and 30.6% of Gross Domestic 
Product (GDP) within Central Otago (Central Otago District Council, 2015). The region 
contains a continental climate with extreme seasonal temperatures, having low 
temperatures in winter and elevated temperatures in summer (Perkins et al,. 2015). 
These are crucial to producing stone fruit for the horticulture industry and pinot noir in 
the viticulture space (Perkins et al., 2015). The high-country landscape and dry 
temperate climate also are the perfect location for fine-quality merino wool clips (Perkins 
et al., 2015). Over the last decade, there has been an increase in horticulture and 
viticultural crops across the Otago District, with a substantial portion of these being 
located in Cromwell (Stats NZ, 2018b). When considering the national context, the 
agriculture sector has stabilised, with the sheep sector decreasing relative significance 
and the dairy, beef, viticulture, and horticultural sectors increasing, as shown in Table 1 
(Stats NZ, 2018b; 2018c). Unfortunately, these agricultural statistics are not available on 
the micro-level, so that the regional level will be examined and related to the context of 
Cromwell.  
  Study Area Context 
 
 47 
3.3.3.1 Pastoral Farming 
The agriculture sector has always been a crucial component of the Central Otago and the 
Cromwell Basin economies. The development of several irrigation schemes has allowed 
the region to overcome severe climatic conditions, particularly low rainfall at high 
altitudes (NZ South, n.d). The dry climate and high country make it a prominent location 
for producing high-quality merino wool that has attracted niche and quality markets. The 
low valley’s focuses on crossbred wool production (NZ South, n.d). The Cromwell Basin 
receives on average between 300-375 millimeters of rainfall a year (Hercus, n.d). The low 
level of rain makes it difficult terrain for other species of sheep and the most appropriate 
location for merino sheep. Merino sheep farming originated in Spain and Australia and is 
well suited to the dry, stony landscape of the Cromwell Basin’s high country (Perkins et 
al,. 2015). However, the increased access to irrigation has also transformed the lower-
lying pastoral land use to stone fruit and grapes and some inclusion of dairy farms 
(Perkins et al,. 2015). 
 
Agriculture, forestry, and fishing in the Cromwell Basin account for $68 million or 13.5% 
of the GDP (Infometrics, 2020a). The industry’s size has subsided over recent decades 
and has decreased by $22 million in the last decade (Infometric, 2020b). This has caused 
farmers to diversify their land use to improve profit margins and ensure susceptibility to 
global economic shocks.  
 
Table 1: Change in Agriculture, Horticulture and Viticulture Statistics in the Otago Region 
(Source: Druce and Anderson, 2018; Stats NZ, 2018c). 
Changes in agricultural numbers in the Otago Region between 2012-2020. 
 As of June 2010. As of June 2019. 
Total Beef Cattle 280,997 325,432 
Total Dairy Cattle 262,417 352,639 
Total Sheep  5,323,860 4,888,402 
Changes in horticulture and viticulture hectare(s) in the Otago Region 
 2014/2015 planted hectares 2017/2018 planted hectares 
Total Horticulture Hectares 
(excluding apricots) 
1,565 1,786 
Total Viticulture Hectares 1,901 1,991 
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As shown in Table 1, there has been an increase in beef and dairy cattle uptake but a 
substantial decrease in sheep numbers over the last nine years (Stats NZ, 2018b; 2018c). 
This is also a direct result of the evolving nature of pastoral farming and the uptake of 
diversification. 
 
3.3.3.2 Horticulture and Viticulture 
Central Otago accounts for 59% of the national total planted growing summer fruits 
(Summerfruit NZ, 2021); summer fruits refer to apricots, cherries, plums, and nectarines. 
It is anticipated that an extension of 465 hectares of fresh cherries is expected to be 
planted over the next five years, a projected increase of 56% (Druce and Anderson, 2018). 
Cromwell has been designated as the Cherry Capital of New Zealand and even hosts an 
annual cherry festival (Rosin et al,. 2013; Perkins et al,. 2015). Approximately 411 
hectares of the projected 465 hectares to be planted in Central Otago over the next five 
years are set to be planted in the Cromwell Basin (Druce and Anderson, 2018).  
 
The viticulture sector is one of the largest growing industries within the Cromwell Basin, 
with a growth rate between 2000-2008 of 15%-30% per annum (Perkin et al,. 2015). 
More recently, the hectares of viticultural crops have increased over time from 1,901 
hectares in the 2014/15 seasons to 1,991 hectares in the 2017/18 seasons with a 
proposed new grape planting of 284 hectares over the next five years (Druce and 
Anderson, 2018; Stats NZ, 2018c). The extreme climatic conditions, distinctive 
mountainous terrain and altitude within the Cromwell Basin makes it a unique and 
dedicated location for growing Pinot Noir and vivid white wines (Perkins et al,. 2015). 
New Zealand Wine (2020) summarises the Cromwell wine subregions: 
 
Bannockburn: ‘On the south bank of the Kawarau River, at the southern 
terminus of the Cromwell Valley, the vineyards occupy one of the warmest, 
driest sites in the region. Harvest can be up to a month ahead of other sub-
regions, and the wines produced are highly distinctive and complex.’ 
 
Cromwell/Lowburn and Pisa: ‘This area is located on the western side of 
Lake Dunstan stretching north for some 25km from the township of 
Cromwell. Most plantings are situated on the lower terraces and valley floor 
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running parallel to the snow-capped Pisa Mountain range producing 
seductive wines.’ 
 
Bendigo: ‘Northeast of Cromwell, Bendigo has vines planted on gentle north 
facing slopes. Wide-scale plantings on stony soils capture the extreme 
climates scorching summer sun and cold clear nights.’ 
 
The wine sector is not only dominated by export industries, but it is also a tourist 
drawcard with a wide range of cellar doors and wine-tourist activities (New Zealand 
Wine, 2020). The combination of the horticulture and viticulture sectors employs 614 
permanent staff, with the numbers soring to 6,392 staff during the peak picking and 
harvesting seasons (Druce and Anderson, 2018). Unfortunately, due to the growth of the 
Cromwell township and the rise in house prices, there is a shortfall of 2,298 beds in the 
town during the peak harvest periods (Druce and Anderson, 2018). This will be discussed 
further in the Chapter Seven below. 
 
3.3.3.3 Tourism  
Tourism has also been one of the leading drivers of change in the COD. The region’s vast 
number of regional assets has encouraged growth in Central Otago, which has a 
substantial proportion of short-term visitors. Its central location and proximity to the 
tourists’ hubs of Queenstown and Wanaka is an asset to the local tourist sector (Central 
Otago District Council, 2018a). This is evident with the rise in tourism expenditure to 
$188 million in 2017, with a growth margin of 26% over the last five years (Central Otago 
District Council, 2018a). The guest population will surpass 5,000 annually by 2023, albeit 
this depends on COVID restrictions (Druce and Anderson, 2018). This is partly due to the 
rise of a cycle and wine tourism in the area and the opening of Highlands Motorsport Park 
in 2013 (Central Otago District Council, 2014). The motorsport facility provides 25 full-
time jobs and 55 full and part-time positions in the peak season; it also brings in a large 
amount of tourist expenditure into the broader area that supports indirect local 
businesses (Key Informant 9, 2021). This will be described in more detail in Section 
3.3.3.4 below.  
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The Central Otago Tourism Strategy outlines that a critical challenge for the district is the 
seasonality of the tourist sector, with approximately 48% of visitor nights occurring 
during the summer and 10% in the winter (Central Otago District Council, 2018a). 
Notably, this has been driven by the Lake Dunstan Cycle Trail, the Highlands Motorsport 
Park and wine tours (Central Otago District Council, 2018a). The opening of the new Lake 
Dunstan cycle trail has paved the way for extending of the Great Rides of Central Otago 
and Southern Lakes. Tourism has also been linked with the growth of Queenstown and 
Wanaka, which has been enhanced by the extension of the Queenstown International 
Airport (Queenstown Airport, 2019). This has also encouraged the rise of domestic and 
international tourists being driven into the area.  
 
3.3.3.4 Major Development Projects 
As described in the literature review, a major development project is defined as a large-
scale, complex venture that takes years to develop and construct while involving several 
private stakeholders (Fiori and Kovaka, 2005). Unique factors impacting Cromwell’s 
growth have been the Clyde Dam and Highlands Park influence on the landscape. These 
have transformed the physical and economic landscape of the Basin with associated 
socio-economic implications. The following section will examine two major development 
projects, forty years ago and one that occurred more recently, less than ten years ago. 
 
Clyde Dam 
Following of population instability and economic downturn, five hydro-powered dams 
were proposed to be constructed as part of the Upper Clutha Development Project, 
enacted by the Ministry of Works and Development (MoWD) in the early 1980s (Calvert, 
1975). Of the five hydro-powered dams, only two came to fruition: the Roxburgh and 
Clyde Dams (Calvert, 1975). The Clutha Scheme was established to encourage economic 
growth and a move away from the reliance on fossil fuels (Calvert, 1975; Price, 2020). 
The decision to place the Dam, north of Clyde, in the Cromwell Gorge, was a balance 
between losing valuable agricultural and horticultural land in the Cromwell Gorge, offset 
by the increased access irrigation both down and upstream of the dam (Calvert, 1975). 
The dam’s construction, was the largest in the Clutha Scheme, containing a million cubic 
meters (Central Otago District Council, 2019b).  
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The dam’s construction was controversial, with some community members losing 
valuable horticulture and pastoral land throughout the gorge (Price, 2020). The dam’s 
creation submerged 26 square kilometres of land, including 1,405 hectares of pastoral 
land, with 605 hectares being classified for high-quality horticulture value (Fitzharris, 
1989). This had a dramatic effect on the physical landscape of the Cromwell Basin, 
including the submergence of the main street of Cromwell town, construction of new 
homes, and the removal of valuable productive land (Fitzharris, 1989). When the filling 
of the dam took place between 1992-93, it reorientated and reconfigured the landscape, 
as depicted in Figure 5 and Figure 6 below. It also provided adequate irrigation to support 




Figure 5: Depiction of the Gorge before the landscape being reconfigured (Source: Mighty 
Clutha, 2019). 





Figure 6: Depiction of the aftermath of filling the Clyde Dam and how it reconfigured 
landscape (Source: Author). 
 
Highlands Motorsport Park 
Following the creation of the Clyde Dam, Cromwell experienced a boom period in high-
end tourism, viticulture, horticulture, and pastoralism exports. This boom was enhanced 
further when Tony Quinn, a Scottish born Australian, proposed constructing a $25 million 
motor racing circuit on the outskirts of the Cromwell township (Quinn, 2016). The track 
opened in 2013, following a lengthy consenting period, and now encompasses 88 
hectares that include a 4.1 kilometres race circuit, a 48-luxury car garage, a motorsport 
museum, go-kart track and restaurant (van Kempen, 2013; Quinn, 2016). Following its 
grand opening in 2013, the circuit established itself as a premier racing facility to boost 
six different track configurations. Quinn (2016, p. 261) chose the location site as 
“Cromwell is, contrary to what most people might think, a great location for a racetrack; 
it’s a stunning setting (…) the name steams from my Scottish Highland roots.” The 
construction of the motorsport facility was the largest infrastructural project in Central 
Otago since the Clyde Dam in the 1980s (Quinn, 2016). The motorsport facility provides 
25 full-time jobs and 55 full and part-time positions in the peak season. It also brings in a 
large amount of tourist expenditure that supports other local businesses. It has 
significant spinoffs in the local economy, not least creating a key tourism anchor in the 
town and district (Key Informant 9, 2021).  





Figure 7: View of the East to Highlands Motorsport Park (Source: Speedcafe, 2020) 
 
Other Economic Drivers 
Cromwell is located close to the tourists’ hubs of Queenstown and Wanaka and the other 
major urban center of Alexandra. Its central location is supported by the robust 
transportation networks being SH6 and SH8 that runs through the Basin. This is 
supported by the hours a truck driver is allowed to drive from Christchurch to Cromwell. 
These are the critical functions of the expansion in the industrial sector.  
 
The building sector has expanded rapidly in the last decade, from a once sleepy town to 
a thriving urban township (Jennings, 2017). Over the last decade, the building sector has 
thrived with over half of the building consents issued in 2018 in Central Otago being in 
Cromwell alone (McKenzie-McLean, 2018). This has been influenced by the construction 
boom that is taking place in Queenstown and Wanaka, overspilling to the surrounding 
COD (McKenzie-McLean, 2018). In 2016, over 106 new homes were consented for, 
making up 65% of the total homes built in Central Otago (van Kempen, 2016). The 
construction sector contributes $88.4 million to the local Cromwell economy and 
accounts for 17.6% of the local GDP (Infometric, 2020a). This rapid growth has caused 
constraints on the availability of skilled workers, and there is a need for more workers to 
cater for the great demand in the COD (van Kempen, 2016). This growth has been driven 
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by retiree migration, the vibrant community dynamics, and the overspill growth from 
neighbouring towns (van Kempen, 2016; McKenzie-McLean, 2018). 
 
3.4 Conclusion 
The Cromwell Basin is hugely influenced by the morphology of the landscape, its history, 
economic industries, mega projects, and demographics. The rise in horticulture, 
viticulture, mega projects, and tourist activities has prompted residents and tourists to 
move or visit the area. This has also strongly been influenced by the rise in amenity and 
heritage migration to take in the beauty of the Cromwell Basin landscape. However, a 
consequence of growth is the constraints it is now putting on the housing and building 
sectors. The following factors will all be elaborated in more detail in this report’s results 
and discussion section. 
 
The next chapter will discuss the relevant methodological approaches used to ground the 
data collection. This will include an overview of the primary and secondary sources of 




Chapter Four: Methodology 
 
 
4.1 Introduction  
A researcher can employ various data gathering and research approaches, and these are 
always grounded in the context of the research. Undertaking research is not a static or 
neutral process, as every researcher has their epistemological position shaped by their 
own experiences and opinions (Onwuegbuzie and Leech, 2005). The research on which 
this study is based draws on a pragmatic approach, using both qualitative and 
quantitative methods.  
 
The previous chapter introduced key details of the Cromwell Basin. This chapter will 
firstly consider the research paradigm used in this study. Secondly, it will outline the 
methods used in undertaking the research, including a combination of primary and 
secondary research methods. Thirdly, it will discuss the ethical considerations and 
analysis techniques used to organise the data collected while being ethically conscious of 
the information collected and the researcher’s positionality. Lastly, the last section will 
examine the limitations of the research through reflections on the methods. 
 
4.2 Research Paradigm 
The outlook of the researcher and how they approach their research aim strongly relates 
to the research paradigm they adopt (Khaldi, 2017). There are several distinctive 
approaches that a researcher may use to conduct their study. This research was framed 
as a mixed-methods study, using qualitative and quantitative methods (Onwuegbuzie and 
Leech, 2005; Doyle et al,. 2009). A mixed-methods approach is a research design where 
the researcher collects, analyses, and integrates quantitative and qualitative data 
(Johnston et al,. 2007; Doyle et al,. 2009). The process acknowledges that all methods of 
collecting data have inherent biases, and using a mixed-methods approach reduces the 
probability of these coming through while coming to reliable conclusions (Johnston et al,. 
2007). 
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A research paradigm, according to Khaldi (2017), identifies a set of shared beliefs or a 
way of viewing the world (ontology) and knowing the world (epistemology) and how 
they are used to address a research problem. A critical paradigm that underpins a mixed-
methods approach is pragmatism. A pragmatic approach understands that an individual’s 
knowledge is valuable when considering multiple viewpoints, perspectives, and 
positionalities (Johnson et al,. 2007). Pragmatics gather a wide range of data from a 
different perspective through mixed methods to reduce bias (Johnston et al,. 2007; Leech 
et al,. 2010). By contrast, constructivists follow multiple realities and various 
interpretations, and a positivist approach looks at a single truth and seeks to identify 
some objective relationships (Doyle et al,. 2009). Unlike constructivism and positivism, 
pragmatism identifies the inherent biases of specific methods and combines these to 
improve the research outcomes (Yardley and Bishop, 2008; Khaldi, 2017). Therefore, 
fitting the pragmatic approach with the research design is necessary, as the relationship 
between the research and the researcher is entangled.  
 
 
4.3 Research Design 
The research project’s design needs to be designed in a practical format to answer the 
relevant research aims and objectives (Creswell, 2009; Nightingale and Rossman, 2015). 
Nightingale and Rossman (2015, p. 451) debate that an effective research design gives 
the study ‘methodological rigour’ and credibility. The dominant approach adopted for the 
current project was a qualitative approach to answer the relevant research aims and 
objectives. However, it also drew on limited quantitative data methods, hence allowing 
for a mixed-methods approach. Qualitative research is designed is in three stages: data 
collection, enquiry, and content analysis (Creswell, 2009). 
 
The design of the research was decided upon at the beginning of the study. As discussed 
previously, the current project will be framed using a mixed-methods approach, using a 
combination of qualitative and quantitative data. This was also decided upon as it would 
be fit to answer the aims and objectives: 
 
Overall, by employing a mixed-methods methodological approach, this research 
investigates the cause, consequences and benefits of historical and recent development 
in the Cromwell Basin and the impact of major development projects. In particular, it 
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seeks to either confirm or deny the relevance of the international and domestic literature 
surrounding the reasons behind small-town decline or growth. The study also aims to 
establish the current causes and implications of rapid growth within the Cromwell Basin 
and identify the potential recommendations for governing agencies.  
 
The following research questions will be used to guide the study: 
1. What are the main drivers of change in the Cromwell Basin? Both past and 
present. 
2. What impact do historical processes, recent developments and major 
development projects have on small towns, and what ramifications do these have 
on small town communities? 
3. What are the existing planning frameworks and do they support and manage 
growth and the changing land use of small towns? Are there any current policies 
that need to be adjusted to support the changing landscape? 
4. What are the main effects that the Cromwell Basin has been experiencing 
because of the growth, and what are the associated challenges and opportunities 
for the future? 
 
A significant component of the research was triangulation. Triangulation refers to the ‘use 
of multiple methods or sources in qualitative research to develop a comprehensive 
understanding of phenomena’ (Cope, 2014, p. 545). This most commonly occurs by mixing 
questionnaire surveys with KI interviews (Olsen, 2004; Cope, 2014). This allows the 
research to combine the knowledge of key informant with bulk data from quantitative 
questionnaires (Olsen, 2004). A benefit of using this approach is that it allows 
triangulation and for gaining more reliable results and conclusions to draw from the data 
(Olsen, 2004; Cope, 2014).  
 
4.4 Research Methods 
Several different methods can be employment when undertaking a mixed-method 
research approach (Clifford et al,. 2016). For the current project, both qualitative and 
quantitative methods were deemed appropriate. Therefore, the methods employed were 
qualitative semi-structured interviews that looked at an individual’s experience and 
perspectives on the issues and potential solutions to cope with rapid growth. A literature 
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review was also used to analyse specific case studies dealing with rapid in-migration and 
major development projects, a document analysis examining the relevant regulatory and 
non-regulatory policy, and a questionnaire survey examining opinions on relevant issues, 
effects, and solutions to rapid growth. Quantitative methods were used for the analysis 
of desktop data and survey responses.  
 
4.4.1 Data Collection 
Data was collected from multiple sources. The following section will discuss the different 
forms of primary and secondary data collected and the reasons for choosing these 
approaches. 
 
4.4.1.1 Secondary Research  
Secondary research was undertaken initially to frame the focus of the project. The 
secondary data were collected from an existing knowledge pool that academics have 
previously produced (Hox and Boeijie, 2005). Hox and Boeijie (2005, p. 593) define 
secondary research as ‘data collected for a different purpose and reused for another 
research question.’ The project has used the following secondary research methods: a 
literature review and reviewing fundamental case studies and regulatory and non-
regulatory policy analysis of relevant national and local government documents.  
 
4.4.1.2 Literature Review 
The main form of background research was an extensive literature review. A literature 
review is a required research method as it provides in-depth knowledge on relevant 
themes and ideologies that have been summarised previously by academics. This allows 
the researcher to discover some critical findings within the literature that could influence 
the research direction. 
 
The literature review undertaken for this study focused on several key themes: 
1. What historical processes influence small town decline and influence the 
evolution of rural locations? 
2. The drivers of growth that encourage the expansion of small towns and rural 
location.  
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3. The responses and actions of community groups, private businesses, and councils 
have in a rapidly growing township. 
4. International and national case studies on how rapidly growing small towns cope 
with growth and urban related issues.  
 
The literature review was structured in a form that focused on the broader issues that 
small towns face in the wake of a changing world and then moved into more specific 
details of the opposite effect occurring in small towns. This framed the movement away 
from the status quo to move back to regional areas counter urbanisation.  
 
4.4.1.3 Regulatory and Non-Regulatory Policy Analysis 
Secondary research focused on analysing planning documents that guide policies, 
objectives, and rules regarding land use in the study area. To achieve this, several 
regulatory documents were examined to understand the current policies in place to 
manage and support growth and urban form in general in NZ and the study area 
specifically (Hox and Boeijie, 2005). The first regulatory document examined was the 
National Policy Statement on Urban Development that came into effect in 2020 to manage 
urban growth boundaries and guide local government policies on housing (Ministry for 
the Environment, 2020). The second regulatory document analysed in detail was the 
operative CODP, which outlines how land use is managed in the study area, especially 
growth provisions (Central Otago District Council, 2008). 
 
In addition, several non-regulatory documents were reviewed for their effectiveness in 
enforcing the Council’s key objectives. The following documents were identified as 
relevant: the Cromwell ‘Eye to the Future’ Master and Spatial Plan, the Long Term Plan 
and the Cromwell Community Plan 2021. By analysing the relevant provisions within 
Central Otago, these documents enabled the researcher to develop a well-rounded 
understanding of the regulatory and non-regulatory planning framework impacting the 
development of the study area (Hox and Boeijie, 2005).  
 
4.4.2 Primary Research 
Primary research was also undertaken to gather more in-depth data following the 
collection of the secondary data. The primary data was collected in the Cromwell Basin 
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from the 21st of June until the 21st of July 2021. Twenty-two semi-structured interviews 
were conducted on the ground, and 131 questionnaires were received in person and via 
a local Facebook group. 
 
4.4.2.1 Key Informant Interviews 
One of the most fundamental forms of data collection for this research project was 
through key informant interviews. Interviews are a crucial data collection technique in 
qualitative research for gathering perspectives, experiences and knowledge of the cause, 
consequences, and benefits of growth in small towns (Nightingale and Rossman, 2015). 
Adams (2015) describes interviews as a critical qualitative method collection technique, 
and for this research, a semi-structured interview (SSI) format is considered the most 
appropriate form. Adams (2015) describes SSI as an effective interview technique that 
makes participants comfortable while gathering the required information to achieve the 
research objectives. The format of the SSI follows loosely framed open questions in a 
more informal discussion-style (Adams, 2015). This allowed participants to give more 
rounded responses to their experiences within a particular space and place (Panelli, 
2004; Adams, 2015). It also allowed for a more relaxed environment, which was an 
appropriate approach to fulfil the objectives. 
 
The main aim of interviews in this study was to talk with a wide range of key stakeholders 
that were broadly involved in the planning of the Cromwell Basin, and had a personal 
stake in growth. For this study, a key stakeholder is defined by Bryson and Patton (2015, 
p. 37) as “stakeholders as individuals, groups, or organisations that can be affected by an 
evaluation process or its findings.” Twenty-Six interviews were conducted for this study, 
ranged from approximately 20 minutes to one hour. A range of KI interviews was 
undertaken with local councils, residents, business owners and various community 
organisations. The questions focused on their role within the community and how they 
perceive the growth and responses that community members or the councils have 
undertaken. Convenience sampling was the initial technique employed to gather key 
stakeholders. This sampling technique allows the researcher to approach certain 
community members in a format in which people are willing to take place in the study 
(Etikan et al,. 2016). A limitation of convenience sampling is that specific stakeholders 
may be excluded from being selected due to the limited timeframes of selecting 
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participants. Comparatively, it also allows the researcher to contact stakeholders that are 
easily accessible (Etikan et al,. 2016). Ethics forms were given to these stakeholders to 
allow them to consent to participate in the study. 
 
Once in the interview, a snowballing technique was used to gather a more significant 
number of KIs. Participants were asked if they would suggest other potential informants 
interviews, which allowed for a greater number of informants and a broader 
understanding of the issues within Cromwell (Etikan et al,. 2016). This approach was 
seen as successful as several stakeholders referred to other people that may be relevant 
for the study; these are found in Appendix C. 
 
4.4.2.2 Questionnaire Surveys  
Questionnaires surveys are particularly beneficial as they can provide quantitative and 
qualitative results (McLafferty, 2003). The versatility of surveys allows for a range of 
targeted and open-ended questions to be utilised (McLafferty, 2003). An online software 
tool was used to analyse the population size against the margin of error and confidence 
level to determine the appropriate sample size. This determined that 95 questionnaire 
surveys were needed to have an accurate confidence level. This was considered an 
attainable number of questionnaire surveys and was narrowly missed when the survey 
was undertaken. Pilot testing was launched before the commencement of the study. This 
tested the survey to see if the questionnaire was laid out appropriately and made sense 
to the small group testing it (McLafferty, 2003). The questionnaire was then modified and 
re-tested before being administered (McLafferty, 2003). 
 
The method employed to gather these respondents was through accessibility sampling 
technique, like convenience sampling used for interviews (Etikan et al,. 2016). The 
questionnaire was posted on three Cromwell community Facebook groups. This low-cost 
alternative was more successful than the on-street surveys as physically immobile 
groups, and dispersed populations could access the survey (McLafferty, 2003). 
 
The questionnaire contained a selection of open and closed questions that allowed 
participants to speak on their own experiences and perceptions of growth in the study 
area (McLafferty, 2003; Etikan et al,. 2016). Those who agreed to participate in the 
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questionnaire were asked how the township has changed in terms of growth over the last 
decade while also outlining the potential impacts of this growth, either socially or 
infrastructure. It also included several questions surrounding the responses to 
development and how council and community groups have responded to growth.  
 
4.5 Data Analysis  
The data analysis aims is to establish the key themes and patterns evident throughout the 
primary and secondary research (Newcomer et al,. 2015). It also enabled the researcher 
to develop and interpret key ideas and conclusions for possible policy recommendations 
(Newcomer et al,. 2015). This was completed in three steps, data reductions, 
organisation, and interpretation.  
 
4.5.1 Data Reduction 
Researchers aim to reduce the data available from the collection phase to make it more 
manageable (Namey et al,. 2008). Transcribing was the primary method employed to 
reduce the volume of data collected and identify key themes (Namey et al,. 2008). The 
questionnaire surveys were also coded into key themes and expanded upon in an excel 
spreadsheet (Namey et al,. 2008). 
 
4.5.2 Data Organisation  
The next step in analysing data sets is to organise findings based on key themes. Coding 
is a common technique used by researchers to order the data into key themes and 
concepts (Neuman, 2014). The questionnaire data was averaged out where they aligned 
with key themes. A codebook was compiled for this research that combined the 
questionnaire and interview data, as recommended by Neuman’s (2014) article. The key 
themes were grouped under each research objective and framed the results and 
discussion sections. 
 
4.5.3 Data Interpretation  
The final process in analysing the data is data interpretation. This process involves 
combining the knowledge from the literature review, policy analysis and the raw 
research data from the questionnaires and interviews (Neuman, 2014). In effect, this 
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allowed the researcher to interpret the data and draw key recommendations (Neuman, 
2014). 
 
4.6 Reflections on the Research Process  
Several critical reflections arose upon the completion of fieldwork. The qualitative key 
informant interviews provided a rich source of information and analysis. However, the 
selected informants had established preconceptions regarding the scope of the research, 
as they are local stakeholders in the area. As a result, informant answers often lacked 
relevance to the interview questions. The public’s response in the questionnaire surveys 
followed a similar vein, as the respondents had an invested interest in the town. The 
research topic of growth in the Cromwell Basin often evoked a particularly passionate 
response from many people, which potentially influenced the reactions of many 
respondents. 
 
It was significant for this research to reflect on the methodology and method collection 
phase to develop a greater understanding of the challenges that can be improved on into 
the future (Leech et al,. 2010). The primary limitations of the research were a lack of time 
and resources. The ability to have flexibility in the fieldwork period made it easier and 
more adaptable to arrange interviews with KIs. Time was a significant constraint 
however, as there was only a limited amount of time to place the fieldwork, condensing 
the amount into three weeks. Despite this, the KIs provided reliable information and data 
that strongly influenced the conclusions. 
 
Upon reflection, most of the KIs reacted positively towards the research project. This 
could be because of the rapid growth that Cromwell has been experiencing over the last 
decade and how this has benefitted but also hindered the town, which they were open to 
talking about. The results of this study and these reflections may help other small towns 
that have experienced rapid growth, but this may not be beneficial for declining towns. 
 
4.7 Ethical Considerations  
Any form of research involving human participates needs to consider ethical constraints 
- understanding the importance of ethics shapes both the ontological and epistemological 
interpretation held by the researcher (Smith, 1999). Ethics in research is not confined to 
  Methodology 
 
 64 
qualitative research but is more of a realm to address conflicts of interest and power 
imbalances in the research process (Guillemin and Gillam, 2004).  
 
Before the physical collection of primary data, ethical approval was sought by the 
University of Otago. An Ethics B application was submitted to ensure that the project 
complied with the University’s ethical practices when researching with human 
participants (refer Appendix B). The process of gaining ethical approval includes 
submitting the line of questioning in key informant interviews, questionnaire surveys, 
and an outline of how to tackle conflicting situations when out in the field. The ethics 
approval also required creating an information sheet and consent form to give KIs their 
permission before being interviewed (refer Appendix B). It was also communicated 
through the consent of the form and in-person, to KIs that personal data would be kept 
confidential. All forms of identifying factors would not be discussed with other 
participants (Smith, 1999; Clifford et al,. 2016). This process protects the researcher and 
the participants from any adverse effects that may arise in the research process 
(Guillemin and Gillam, 2004). 
 
Ethical issues also relate to the researcher’s positionality on issues, bringing in their 
values and perceptions on relevant issues (Guillemin and Gillam, 2004). In terms of this 
study, the researcher originates from Cromwell, New Zealand, but has spent the last five 
years at the University of Otago and is currently completing their Masters’ degree. She is 
a female from a middle-class background. The researcher grew up and lived in Cromwell 
before moving to Dunedin and has a deep understanding of the issues at play in the 
township. This may have influenced the questions and positionality of the researcher; it 
also allowed the researcher to contact KIs quickly as they are familiar (Guillemin and 
Gillam, 2004). Given these factors, it is essential to acknowledge the basic premise of 
avoiding harm for participants while balancing neutrality from the researcher (Guillemin 
and Gillam, 2004; Kindon et al,. 2007). 
 
4.8 Conclusion  
This chapter has justified the reasons for choosing a mixed-methods approach to analyse 
the cause, consequences, and benefits of growth in a small town. The chapter has 
discussed that the project is grounded on a mixed-methods approach and is influenced 
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by a pragmatic approach that identifies a collaboration between quantitative and 
qualitative data. The key methods employed throughout the research process included a 
literature review, case studies, questionnaires, KI interviews and policy analysis. As 
noted, several ethical considerations must be discussed when researching peoples’ 
livelihoods. A small number of limitations were also discussed, but these were minor 
issues.  
 
The next chapter will provide an overview of the policy and planning framework and the 
key statutory, regulatory and non-regulatory documents pertaining to the area. 
 




The focus of this study on development and planning in the Cromwell Basin  necessitated 
a review of the relevant policy about the study area better to understand the context, 
development paths and planning challenges. This Chapter will provide an overview of the 
policy and planning framework and the key statutory, regulatory and non-regulatory 
documents pertaining to the area. These documents play a significant role in Cromwell’s 
ability to diversify its economy while also attracting the creative class and other residents 
to value the true amenity of the area. This section will discuss the key policy and 
objectives in the Resource Management Act 1991 (RMA), Local Government Act 2002 
(LGA), and the CODP. This will be followed by a discussion regarding the Cromwell ‘Eye 
to the Future’ Masterplan and a summary of other relevant documents. This Chapter will 
demonstrate the planning provisions apply concerning changing land use and supporting 
future growth in the Cromwell Basin. 
 
5.2 Resource Management Act 1991  
The RMA is the governing legislation that supports the management of all natural and 
physical resources in New Zealand (Resource Management Act, 1991). As well as 
managing air, soil, fresh water and coastal marine areas, the Act regulates land use and 
the provisions of infrastructure, which are integral components of New Zealand’s 
planning system (Resource Management Act, 1991; Hanning, 2010). The RMA was 
enacted in 1991 to assist in restructuring local government to facilitate change in how 
the biophysical landscape is interpreted in a legislative context (Perkins and Thorns, 
2001). This fundamental Act was enacted to reconfigure planning practices with the 
standard ‘zoning mechanisms’ to an effects-based system (Perkins and Thorns, 2001). 
Consequently, this also caused a mismatch with the urban centres taking precedent in the 
leading decision making (Perkins and Thorns, 2001). The burden was also placed on local 
and regional authorities to determine the issues through restructuring the political 
governance systems (Perkins and Throns, 2001). Another consequence of this saw local 
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and regional authorities relying on the ratepayer base to cover external costs, leaving 
small councils underfunded and under-resourced (Perkins and Throns, 2001). 
 
Section 5(1) of the RMA sets out Act’s purpose, ‘to promote the sustainable management 
of natural and physical resources.’ Section 5(2) defines sustainable management: 
Managing the use, development, and protection of natural and physical resources in a 
way, or at a rate, which enables people and communities to provide for their social, 
economic, and cultural well-being and for their health and safety while— 
(a) sustaining the potential of natural and physical resources (excluding minerals) to 
meet the reasonably foreseeable needs of future generations; and 
(b) safeguarding the life-supporting capacity of air, water, soil, and ecosystems; and 
(c) avoiding, remedying, or mitigating any adverse effects of activities on the 
environment. 
 
To give substance to its sustainable management purpose, the RMA sets the regulatory 
framework by providing for a range of policy instruments. These instruments are 
hierarchical at the national, regional and district levels. The RMA is the primary 
regulatory approach used to set the national guidelines for local-level policies. In terms 
of the study area, the RMA sets the framework in which the CODP manages land use and 
accommodates future growth in the Cromwell Basin, making it a pivotal piece of 
legislation for monitoring future growth. 
 
5.2.1 National Policy Statement on Urban Development 2020 
The National Policy Statement on Urban Development (NPS-UD) came into effect on 
August the 20th in 2020, replacing the pre-existing National Policy Statement on Urban 
Development Capacity 2016. The NPS-UD aims to improve New Zealand’s towns and 
cities (Ministry for the Environment, 2020).  Local authorities are split into ‘tiers’ based 
on the urban populations. The COD does not specifically fall into ‘Tiers 1 or 2,’ that is 
determined by the number of urban dwellers, but a majority of the policies including, 
parking provisions and urban form, still apply (Ministry for the Environment, 2020; 
Ministry for Housing and Urban Development, 2020). The policy statement recognises 
the national significance of well-functioning environments that enable all people and 
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communities to provide for their social, cultural and economic well-being (Ministry for 
the Environment, 2020). 
 
The central policy focuses on all local authorities to include development provisions to 
meet the needs of the current and long term populations.  
 
Policy 2: at least sufficient development capacity to meet expected demand for 
housing and for business land over the short term, medium term, and long term. 
 
Policy 6: When making planning decisions that affect urban environments, decision-
makers have particular regard to the following matters:  
(a) the planned urban built form anticipated by those RMA planning documents that 
have given effect to this National Policy Statement 
(b) that the planned urban built form in those RMA planning documents may involve 
significant changes to an area, and those changes:  
(i) may detract from amenity values appreciated by some people but 
improve amenity values appreciated by other people, communities, 
and future generations, including by providing increased and varied 
housing densities and types; and  
(ii) are not, of themselves, an adverse effect  
(c) the benefits of urban development that are consistent with well-functioning 
urban environments (as described in Policy 1)  
(d) any relevant contribution that will be made to meeting the requirements of this 
National Policy Statement to provide or realise development capacity  
(e) the likely current and future effects of climate change. 
 
The following policies intend to improve the urban environment while also enabling 
more housing and commercial development. These policies influence how urban 
environments into the future are developed. For the Cromwell Basin, this may impact 
how and where growth may take place in the future. As such, the policies identified 
outline that decision-makers have particular regard to amenity values and adverse 
effects of the proposal before making decisions, but they must also consider the 
functioning of the urban environment. As described previously, the Cromwell Basin has 
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also experienced a significant housing shortfall in seasonal worker accommodation, 
owner-occupier and rentals. As such, the policy may impact the availability of houses to 
meet the demand.   
 
5.3 Local Government Act 2002 
The LGA establishes the general framework and powers under New Zealand’s 78 
democratically elected local authorities operate (Department of Internal Affairs, 2011). 
The overarching goal of the Act is to encourage long-term community-driven and 
democratic decision making (Local Government Act, 2002; Department of Internal 
Affairs, 2011). The purpose of the Act lies under Section 3: 
The purpose of this Act is to provide for democratic and effective local government that 
recognises the diversity of New Zealand communities; and, to that end, this Act— 
(a) states the purpose of local government; and 
(b) provides a framework and powers for local authorities to decide which activities 
they undertake and the manner in which they will undertake them; and 
(c) promotes the accountability of local authorities to their communities; and 
(d) provides for local authorities to play a broad role in meeting the current and 
future needs of their communities for good-quality local infrastructure, local 
public services, and performance of regulatory functions. 
The LGA facilitates the partnership of councils to work collaboratively to promote the 
objectives. It delegates power to local councils regarding planning, decision-making, and 
accountability. It requires local authorities to prepare ten-year plans reviewed every ten 
years to integrate decision making (Department of Internal Affairs, 2011). This applies to 
the Cromwell Basin as the recent expansion has placed a strain on infrastructural 
provisions. Furthermore, the evolving nature of the economic industry means that there 
could be further changes in the future. The local Territorial Authority governs this; this 
research, is the CODC and Otago Regional Council. Therefore, the LGA sets out the 




5.4 Central Otago District Plan  
The purpose of the CODP is to provide a statutory framework to back relevant land-use 
decision making. The CODP was made operative on April the 1st 2008, and focuses on the 
future effects of using, developing and protecting the districts natural and physical 
resources (Central Otago District Council, 2008). A key acknowledgement in the plan is 
the significance of land use and how it explicitly aims to protect land’s social, economic 
and cultural principles (Central Otago District Council, 2008). These policies 
acknowledge the significance of changes over the last thirty years in the post-productive 
land uses that Cromwell has been experiencing. Of particular relevance to this study are 
Section 2: The Resource and Significant Resource Management Issues of the District, 
Section 4: Rural Resource Area, Section 6: Urban Areas, Section 7: Residential Resource 
Areas and Section 16: Subdivision. These sections shape how land use is managed in and 
around the Cromwell Basin, and this will be elaborated further below.  
 
5.4.1.1 Section 2: The Resource and Significant Resource Management Issues of 
the District.  
Section 2 of the CODP outlines the unique and picturesque landscapes that are found 
within the district. Central Otago is internationally and nationally renowned for its 
distinctive physical characteristics and geology, climate and scenic quality (Central Otago 
District Council, 2008). This section identifies these landscapes as Outstanding Natural 
Features (ONF) and Outstanding Natural Landscapes (ONL), which are subject to 
provisions outlined in Section 6 of the RMA that provides for the development and 
protection of natural and physical resources that are matters of national importance 
(Central Otago District Council, 2008, p.2:7). In addition, it also outlines certain 
Significant Amenity Landscapes (SAL) in the rural landscape (Central Otago District 
Council, 2008, p.2:7). The following landscapes in the Cromwell Basin have been 
identified as being ONF, ONL and SAL: 
 
• Sugar Loaf and Bendigo Glacial River Terraces (ONF) 
• Cromwell Gorge (ONL) 
• Elevated areas provide the visual backdrop to Lake Dunstan new Bendigo (ONL) 
• Pisa Range and Dunstan Mountains (ONL) 
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• Old Women Ranges and Nevis Valley (ONL) 
• St Bathans Range (ONL) 
• Carrick Range (ONL) 
• Cairnmuir Range (SAL) 
• Lowburn and Bendigo Terraces (SAL) 
 
Section 2 outlines specific provisions surrounding the protection of ONL in the COD. This 
is depicted through Section 2.3, which aims to protect the unique and distinctive 
landscape from inappropriate subdivision, use and development. This is shown in the 
grey highlights in Figure 8 below. The phrase protection is not defined under the RMA 
itself, but rather Section 2.3 describes the relevant activities that are protected as: 
 
 ‘The Central Otago District contains many unique and distinctive landscapes. While 
those landscapes are constantly evolving through natural processes, farming and 
other land use activities the semi-arid, rocky nature of the landscape means it can be 
vulnerable to visual effects of new structures (including telecommunication masts, 
wind farms, transmission line pylons, and other large structures), cultivation of 
tussock grasslands, large scale earthworks, new roads, residential built development 
on elevated land, establishing woodlots, production forestry or shelter belts on 
elevated land and wilding tree spread. Subdivision is often the precursor of land use 
activities such as those listed above. The District’s built heritage, particularly in the 
form of cottages and ruins, and remnants of the early goldmining era, has also made 
a significant contribution to the landscape values of Central Otago.’ 
 
This definition implies that the nature of protection must evolve with the changing 
essence of land use in the Cromwell Basin. Though it appears it is primarily concerned 
that there is minimal mention of how the ONL and ONF play a role in providing for the 
social and cultural needs of the community. Similarly, Section 2.3.2 also acknowledges 
potential major development projects shall protect the protection of natural features. 
This again aims to protect the unique and distinctive landscapes from inappropriate use 
and development. However, it also recognises that particular projects may enhance 




‘Major development work has potential to damage or destroy outstanding natural 
features. It is also acknowledged that major development work if properly managed 
can enhance natural features. This plan seeks to manage the use, development and 
protection of outstanding natural features to ensure protection in terms of section 
6(b) of the Act.’ 
 
On another note, Section 2.3.4 also outlines how land resources are provided based on 
the Central Otago community’s social, economic and cultural well-being. It 
acknowledges that the main land uses are sheep farming, horticulture, beef and dairy 
production, deer farming, viticulture, recreation, tourism, conservation and the film 
industry (Central Otago District Council, 2008, p 2:18,19). These land uses are intended 
to be managed to protects the economic diversity of sectors and recognise the need to 
be flexible (Central Otago District Council, 2008, p 2:19). The section also anticipates the 
future development of the horticulture and viticulture sectors and the diversification of 
future tourism-related activities (Central Otago District Council, 2008, p 2:19). This 
acknowledges the multifunctional landscape of the Cromwell Basin and how the CODP 





Figure 8 :Outstanding Natural Landscapes and Features in Central Otago District Plan 
(Source: Central Otago District Council, 2008). 
 
Altogether, Section 2 aims to harmonise the effects of evolving land use on the 
outstanding qualities unique to the COD. This has particular regard to Outstanding 
Natural Landscapes, Outstanding Natural Features and Significant Amenity Landscapes. 
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However, the CODP also identifies that these landscapes are essential for social, cultural 
and economic needs. 
 
5.4.1.2 Section 4: Rural Resource Area 
This section of the CODP focuses on protecting the rural environment from inappropriate 
development and change in land use. The passage of the CODP acknowledges that rural 
activities are common in rural settings. Therefore, these effects should be able to take 
place without the potential of reverse sensitivity (Central Otago District Council, 2008, 
4:1). Section 4.1 acknowledges this below:  
 
(i) They are reliant upon the resources of the rural area. For example, farming 
activities need large areas of open land, while horticulture and viticulture 
activities need particular soil types in combination with a number of other 
factors, particularly climatic conditions and irrigation.  
(ii) They need to be close to an activity that is reliant upon the resources of the area. 
For example, a pack house or a juice factory needs to locate near the fruit source 
and a winery/wine making facility needs to locate near the grape source.  
(iii) They need a large open space where they can generate effects without 
significantly affecting more sensitive activities. For example, an abattoir which 
generates discharges (including odour) or a transport yard which generates high 
levels of traffic.  
(iv) Persons wish to enjoy the lifestyle opportunities offered by its open space, 
landscape and natural character amenity values.  
(v) They need to locate directly adjacent to the resource. For example, mineral 
extraction and related activities do not have the ability to locate anywhere other 
than directly adjacent to where the deposit occurs.  
 
A summary of the relevant policies and objectives within a Rural Resource Area (RRA) is 







Table 2: Policy and Objectives in Section 4 of the Central Otago District Plan (Source: Central 
Otago District Council, 2008, p 4:7). 
Objective Objective Description  
4.3.2 - Outstanding Natural 
Landscapes and Outstanding 
Natural Features 
 
To protect the Districts outstanding natural landscapes and 
outstanding natural features from the adverse effects of 
inappropriate subdivision, use and development.  
4.3.3 - Landscape and 
Amenity Values 
To maintain and where practicable enhance rural amenity 
values created by the open space, landscape, natural character 
and built environment values of the District’s rural 
environment, and to maintain the open natural character of the 
hills and ranges. 
4.3.9 – Integrated, 
Comprehensive Mixed-Use 
Development 
To recognise and provide for an appropriately located 
development which integrates farming, horticulture, 
recreational, visitor, residential and lifestyle development and 
supporting infrastructure in a sustainable manner, but avoids, 
remedies or mitigates potential adverse effects on:  
• landscape and amenity values of the rural 
environment; 
• natural and physical resources including soils, water 
and groundwater resources, and existing viticultural 
areas; 
• existing lifestyle amenities; 
• core infrastructural resources; 
• the functioning of urban areas.  
 
Policy Policy Description  
4.4.1 - Outstanding Natural 
Landscapes and Outstanding 
Natural Features. 
 
To recognise the District’s outstanding natural landscapes and 
outstanding natural features which:  
(a) Are unique to the district, region or New Zealand; or 
 (b) Are representative of a particular landform or land cover 
occurring in the Central Otago District or of the collective 
characteristics and features which give the District it’s 
particular character; or  
(c) Represent areas of cultural or historic significance in the 
district, region or New Zealand; or  
(d) Contain visually or scientifically outstanding geological 
features; or  
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(e) Have characteristics of cultural, historical and spiritual 
value that are significant to Kai Tahu ki Otago;  
(f) Have high natural character values and high landscape 
quality that can be distinguished from the general landscapes 
of the Central Otago District and provide protection for them 
from inappropriate subdivision, use and development. 
4.4.2 - Landscape and 
Amenity Values  
 
To manage the effects of land use activities and subdivision to 
ensure that adverse effects on the open space, landscape, 
natural character and amenity values of the rural environment 
are avoided, remedied or mitigated through:  
(a) The design and location of structures and works, 
particularly in respect of the open natural character of hills and 
ranges, skylines, prominent places and natural features,  
(b) Development which is compatible with the surrounding 
environment including the amenity values of adjoining 
properties,  
(c) The ability to adequately dispose of effluent on site,  
(d) Controlling the generation of noise in back country areas,  
(e) The location of tree planting, particularly in respect of 
landscape values, natural features and ecological values,  
(f) Controlling the spread of wilding trees.  
(g) Encouraging the location and design of buildings to 
maintain the open natural character of hills and ranges 
without compromising the landscape and amenity values of 
prominent hillsides and terraces.   
4.4.6 – Adverse Effects on the 
Soil Resource  
To ensure that the location, construction and/or operation of 
land use activities and subdivision make adequate provision 
for the protection of the soil resource by avoiding, remedying 
or mitigating the adverse effects of practices which may cause:  
(a) Erosion, instability or loss of topsoil,  
(b) Loss of nutrient or incidence of soil contamination,  
(c) Loss of soils with special qualities,  
(d) A reduction in vegetation cover and moisture holding 
capacity, and  
(e) Soil compaction.  
4.4.8 - Adverse Effects on the 
Amenity Values of 
Neighbouring Properties.  
To ensure that the effects associated with some activities 
including (but not limited to):  
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 (a) Noise (including noise associated with traffic generation, 
night time operations), and vibration,  
(b) The generation of a high level of traffic, in particular heavy 
vehicles,  
(c) Glare, particularly from building finish,  
(d) A reduction in visual amenity due to excessive signage and 
the storage of goods or waste products on the site,  
(e) The generation of odour, dusts, wastes and hazardous 
substances, and  
(f) The use and/or storage of hazardous goods or substances 
do not significantly adversely affect the amenity values and 
privacy of neighbouring properties or the safe and efficient 
operation of the roading network 
4.4.9 - Effects of Rural 
Activities  
 
To recognise that some rural activities, particularly those of a 
short duration or seasonal nature, often generate noise and 
other effects that can disturb neighbours by ensuring that new 
developments locating near such activities recognise and 
accept the prevailing environmental characteristics associated 
with production and other activities found in the Rural 
Resource Area.  
4.4.10 – Rural Subdivision 
and Development  
To ensure that the subdivision and use of land in the Rural 
Resource Area avoids, remedies or mitigates adverse effects 
on:  
(a) The open space, landscape and natural character amenity 
values of the rural environment in particular the hills and 
ranges,  
(b) The natural character and values of the District’s wetlands, 
lakes, rivers and their margins,  
(c) The production and amenity values of neighbouring 
properties,  
(d) The safety and efficiency of the roading network,  
(e) The loss of soils with special qualities,  
(f) The ecological values of significant indigenous vegetation 
and significant habitats of indigenous fauna,  
(g) The heritage and cultural values of the District,  
(h) The water quality of the District’s surface and groundwater 
resources, and  
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(i) Public access to or along the rivers and lakes of the District, 
particularly through the use of minimum (and average) 
allotment sizes. 
 
Section 4.7 specifies the rules that apply to subdivisions in a RRA. As such, 4.7.2(ii)(a)(i) 
outlines that subdivisions are a controlled activity provided it meets the following 
general standards: 
• Minimum allotment sizes are no less than 2 hectares in Rural Residential Areas. 
• Minimum allotment sizes are 10 hectares, provided the average area is 25 
hectares in Rural Resource Area (1).  
• Minimum allotment sizes shall include a minimum area of 1 hectare within the 
land that can be further subdivided to create allotments (for residential purposes) 
and units (for travellers accommodation) in Rural Resource Area (2). 
• Minimum allotment sizes are 1500m2 and a maximum allotment size of 3000m2 
and/or a minimum allotment size of 4 hectares in Rural Resource Area (3). 
 
The policies and objectives suggest flexibility in how the land can be managed within a 
RRA. The provisions in the policies make activities ancillary to the leading rural 
productive uses considered a controlled activity. Such activities include retail activities 
for the sale of wine and stone fruit. These provide the rural environment flexibility in 
enhancing the activities that provide their income. However, there is little mention of the 
viability of tourist-related or multi-functional activities in the RRA. This may discourage 
farming-related activities from diversifying their revenue streams or, in turn, enhance a 
multi-functional economy.  
 
Furthermore, one improvement that the CODC has made to improve access to seasonal 
workers accommodation was to provide a specific rule in the CODP. This rule specifies 
that those workers accommodation up to 60 people is classified as a restricted 
discretionary activity, and those exceeding this are discretionary. 
 
5.4.1.3 Section 6: Urban Areas 
Similarly to the Rural Resource Area, the urban townships must comply with Section 6: 
Urban Areas. Section 6 of the CODP sets out the objectives, policies and rules regarding 
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the land use of urban areas within Central Otago. The key issues associated with urban 
areas include: 
• The management of a town’s resources. 
• Maintaining heritage values and residential character and monitoring density 
through the location of buildings. 
• Industrial and community activities. 
Objectives 6.3.1 and 6.3.2 have already been covered in the RRA Section, but the other 
relative objectives and applicable policies in the urban area include: - 
 
Table 3: Policy and Objectives in Section 6 of the Central Otago District Plan (Source: Central 
Otago District Council, 2008, p 6:6) 
Objective Applicable Policy  
6.3.4 – Urban Infrastructure. 
 
To promote the sustainable 
management of the District’s 
urban infrastructure to meet 
the present and reasonably 
foreseeable needs of the 
District’s communities. 
6.4.2- Expansion of Urban Areas  
 
To enable the expansion of urban areas or urban 
infrastructure in a manner that avoids, remedies or mitigates 
adverse effects on:  
(a) Adjoining rural areas.  
(b) Outstanding landscape values. 
(c) The natural character of water bodies and their margins. 
(d) Heritage values.  
(e) Sites of cultural importance to Kai Tahu ki Otago.  
(f) The integrity of existing network utilities and 
infrastructure, including their safe and efficient operation. 
(g) The life supporting capacity of land resources.  
(h) The intrinsic values of areas of significant indigenous 
vegetation and habitats of significant indigenous fauna. 
6.3.5 – Heritage Values. 
 
To recognise and protect the 
heritage values of the District’s 
urban areas. 
6.4.3 – Heritage Resources 
 
To ensure heritage values are recognised and provided for in 
the use and development of the natural and physical 
resources found within the District’s urban areas. 
 
The following applicable policies and objectives aim to improve the overall functioning 
of urban environments. This ensures that the infrastructure is adequate to meet current 
and future needs while limiting the adverse effects on the natural landscapes that are 
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pivotal for a functioning urban environment. They also aim to maintain the heritage 
character of the urban environment that means protecting the historic building and 
structures.  
 
5.4.1.4 Section 7: Residential Resource Area 
This section of the CODP focuses on protecting the Residential Resource Area from 
adverse effects. The urban environment also must comply with the objectives and 
policies outlined in Section 6: Urban Areas. These sections work together to achieve a 
cohesive urban environment while protecting it from inappropriate subdivisions, use and 
development (Central Otago District Council, 2008). The main objective is 7.1.3 – 
Management of Change that ‘recognise that it is inevitable that the use of land shall change 
over the period of this plan and beyond in order to enable the community to provide for its 
wellbeing. The process of change can occur randomly within the various resource areas but 
will be most obvious at the interface between different resource areas. It is a purpose of this 
plan to manage that change’ (Central Otago District Council, 2008, p 7:1). This objective 
recognises that change is inevitable in a rural/residential landscape and that the CODP 
should accommodate such changes if they were to occur.  
 
The Residential Resource Area identifies specific areas within Policy 7.2.7 where 
development is considered appropriate. It also outlines the distinctive residential 
character of the particular regions. The policy specifies the difference between density 
requirements by their codes on Maps 12-15 (Appendix A); these are identified as the 
following: 
• Residential Resource Area (1): Northburn, Quartz Reef and Cornish Point – these 
areas are identified as being suitable for isolated pockets of development that is 
in proximity to Lake Dunstan.  
• Residential Resource Area (2): Bannockburn-Cromwell Road and Cairnmuir Road 
- pockets of lower density development that cater for a generous minimum 
allotment requirements while encouraging rural orientated activities.  
• Residential Resource Area (3) and (13): Pisa Moorings can use mixed-use and 
high-density development.  
• Residential Resource Area (4) and (5): Bannockburn and Lowburn Valley - open 
form and low-density form of development. 
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• Residential Resource Area (6): Shortcut Road, Waenga Drive-State Highway 6, 
Barry Avenue - rural-residential in character and open-development character.  
• Residential Resource Area (11): Wooing Tree: village-vineyard development. 
• Residential Resource Area (12): Maintenance of the greenway systems in the 
urban footprint of Cromwell township.  
 
This section also allows for the minimum allotment sizes of urban sections. The current 
minimum lot size within the residential zone is 250m2 across the urban township. 
Sections on the ‘Cromwell East’ side lie around 1000m2, whereas, on ‘Cromwell West,’ the 
section sizes range from 700-1000m2 (Key Informant 11, 2021). The reduction in lot size 
allows for infill development to take place. This will enable residents to subdivide their 
land and have autonomy over their property, but also improve the density of the central 
area of  Cromwell (Central Otago District Council, 2008). 
 
5.4.1.5 Section 9: Industrial Resource Area 
Section 9 of the CODP outlines the overarching objectives, policies, and rules relevant for 
Industrial Resource Areas (IRA). Research participants outlined that the leading sector of 
growth in the Cromwell Basin has been within the industrial sector. Relative objectives, 
particularly for the industrial areas, include:- 
 
Table 4: Objectives in Section 6 of the Central Otago District Plan (Source: Central Otago 
District Council, 2008, p 9:6) 
Objective  Objective Description  
9.1.1 – Protection of Amenity 
Values 
To manage industrial activities to ensure that:  
(a) Adverse effects on other land uses are avoided, remedied 
or mitigated, and  
(b) Amenity values of neighbouring resource areas are 
maintained 
9.1.2 – Management of the 
Effects of Industrial Activities  
To manage industrial activities within the Industrial 
Resource Area to ensure that:  
 
The IRA governs the subdivision, use, development and protection of industrial land 
within the COD (Map 15, Appendix D). To protect this land use and reduce adverse effects 
on neighbouring property, it’s considered inappropriate to repurpose industrial land to 
Policy Review 
 82 
fit with the residential character. As such, to minimise conflict, all non-industrial activities 
located within the IRA must be designed appropriately to reduce potential adverse effects 
and reverse sensitivity impacts (Central Otago District Council, 2008). In terms of the 
rapidly growing industrial zone in the  
 
5.4.1.6 Section 16: Subdivision  
Section 16 of the CODP outlines the key objectives, policies and rules regarding 
subdivisions in the COD. There crucial issues associated with subdivisions include the 
intensification of development causing strain on infrastructure, recreation and other 
public services and freeing development from future hazard risk. The relevant objectives 
and policies are specific to the provisions that are required for subdivisions. As such, 
subdivisions must maintain access to public resources, these; include maintaining 
heritage and amenity and water and soil resources while maintaining public access 
where appropriate. This ensures the District maintains its open landscape characteristics 
while also protecting existing social, economic and cultural interests.  
 
When considering an application for resource consent, Section 16 matters apply but are 
governed by the rules in Section 4: Rural Resource Area and Section 7: Residential 
Resource Area. As such, the minimum allotment sizes that are applicable are those of the 
Rural and Residential Resource Areas. All other subdivision requirements must comply 
with the provisions set out in Section’s 4 and 6 of the CODP.  
 
5.4.2 Summary  
In summary, the CODP appears to have considered and made provision for the  a diverse 
and varying number of land uses that are applicable in the COD. The CODP outlines the 
unique nature of land use and the ability for these to change over time.  
However, the now-dated reality of the CODP has impeded the region’s ability to cope with 
more recent growth over the long term. Therefore, there needs to be an upgrade of the 
current CODP to accommodate the growing region. An improvement to the CODP will 




5.5 Non-Regulatory Documents  
Various non-regulatory frameworks in the CODC guide the Council’s decisions regarding 
future growth projections and land use in general. Non-regulatory documents are policies 
adopted by the Council that have support among the community. There is no requirement 
for Territorial Authorities regarding non-regulatory documents when preparing a 
District Plan, though it is desirable. These documents all share the communities desires 
for future land use, infrastructure and aspirations. 
Section 104(1)(c) of the RMA allows consideration of any matter a consent authority 
considers relevant and reasonably necessary to determine a resource consent 
application. Non-regulatory documents can fall under this umbrella, but there is no 
requirement to view them in this way. This section will consider frameworks that are 
relevant in the context of this research.  
5.5.1 Central Otago Long Term Plan 
The 2021-2031 Long Term Plan determines the overall strategic direction for the COD by 
identifying the services and projects that the CODC aims to achieve over the next ten years 
(Central Otago District Council, 2021a). The relevant issues were consulted upon in early 
2021, and the engagement levels throughout this process were considerably high, with 
60% of the 852 submitters located in the Cromwell Basin. These intense levels of 
engagement identified the following key themes: 
• The community wants a hall where key events can take place that can meet the 
current and future population growth needs for such spaces. 
• Projected improvements to the local shopping mall to entice more consumers into 
the area. 
 
An outcome of the previous long term plan was the infrastructural upgrades to the three 
water systems in the Cromwell Basin. There is current investigative work to upgrade the 
drinking water treatment and connect the existing Cromwell water supply to the Pisa 
Moorings supply between 2023 and 25 (Central Otago District Council, 2021a). This aims 
to future proof the water supply to withstand natural weather events and climate change 




The Long Term Plan also aims to improve cycle connection between the various towns 
within the COD. This includes a dedicated cycle path between Clyde and Cromwell along 
the new Lake Dunstan Cycle Trail. This has since been completed in May 2021 and is 
expected to attract 65,100 recreational visitors by 2033 (Jamieson, 2021). The project 
aims to have a 122km cycle network that links Queenstown, Wanaka, Cromwell, 
Alexandra and Roxburgh, and eventually Dunedin. This will be done by connecting the 
Otago Central Rail Trail and Clutha Gold Trail, costing an estimated $26.3 million 
(Jamieson, 2021; Central Otago District Council, 2021a). 
 
The Long Term Plan acknowledges the districts population constraints and has since 
established a Cromwell Spatial Plan that seeks to improve community used spaces to 
reflect the diverse community. These goals outline the communities aspirations for future 
retail and community services that are available, with the Long Term Plan committing to 
investing $73.5 million in the next decade into arts, culture and heritage precinct and a 
community hall/events centre (Central Otago District Council, 2021a). These decisions 
will be described in more detail in the Cromwell ‘Eye to the Future’ Masterplan below. 
 
5.5.2 Cromwell ‘Eye to the Future’ Masterplan Spatial Framework 
Cromwell has experienced significant growth over the last thirty years. This has provided 
momentous growing pains on capital infrastructure, a limited number of housing options 
and the future functioning and viability of the town centre (Central Otago District Council, 
2019a). The Cromwell Community Board agreed in March 2018 to develop a master plan 
to address to exponential future growth pressures (Connect Cromwell, 2018). The 
Cromwell ‘Eye to the Future’ Masterplan was formed after extensive community 
consultation and is intended guide how and where growth can take place over the next 
30 years (Central Otago District Council, 2019a). The plan’s overarching goal is to meet 
the challenges of a growing population by embracing, protecting and sharing the ‘world 
of difference’ values now and into the future (Central Otago District Council, 2019a).  
The housing morphology compromises single freestanding family homes, increasing 
demand for land promoting infill development (Central Otago District Council, 2019a). 
This land demand for housing has also influenced the spatial plan to investigate the most 
appropriate spaces for future urban expansion (Central Otago District Council, 2019a). 
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The Spatial Plan identifies five objectives that apply to this study and which are 
elaborated in Table 5 below: 
 
Table 5: Outlining of the Eye of the Future Masterplan Spatial Framework (Source: Central 
Otago District Council, 2019a). 
Objective Explanation 
Sense of Place, protecting and 
celebrating Cromwell’s valued 
landscape, conservation and 
heritage setting. 
This objective outlines the need to consolidate urban 
development in order to accommodate future growth, without 
encroaching on productive rural land and maintaining the 
character of the urban form. It also seeks to maintain elements 
of the past within the urban form, i.e gold mining and hydro 
development. 
 Manage urban form and 
settlement to achieve an effective 
and efficient pattern for 
development.  
This objective aims to improve the urban form that was 
described above, while also improve connectivity around the 
town. This ensures that future development occurs within 400-
800m of community facilities, so walking and cycling options 
are maintained, this will come in the form of mixed-use 
development. It also seeks to improve the state of community 
services into the future, i.e the arts and cultural precinct.  
Acknowledging community, 
authentic local character and 
identity. 
This objective outlines the need to maintain the strong sense of 
community, while also accommodating the voices of new 
members. This ensures that all sectors of the community 
(young children, youth, families and seniors) concerns and 
perceptions are heard, in order to maintain the strong sense of 
community. 
Residential development and 
amenity. 
This objective specifies the need to address the current and 
future housing needs of the community. This includes: housing 
type, location, sufficient residential capacity, enhancing access 
to greenways, and amenities.  
Rural productive environments, 
landscape and amenity values 
This objective aims to maintain the rural environment through 
limiting the amount of urban sprawl that takes place. This aim 
also sets to limit the reserve sensitivity impacts that are 
common within a rural area.  
 
The spatial planning framework aims to divide the main township into key precincts. A 
precinct approach attempts to accommodate growth in a specific format that integrates 
strategic planning, investment and development over time (Central Otago District 
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Council, 2019a). Figure 9 below depicts that the town is broken into a town centre, 
industrial, arts and cultural and residential precincts. Each precinct focuses on a 
combination of land-use factors:  
• Town Centre: mixed-use that encompasses retail, office and residential zone. 
• Arts and Cultural: special-purpose zone that contains a heritage and character 
overlay. 
• Industrial: focuses on distribution, service and manufacturing.  
• Residential: provides a variety of densities, housing typologies, and amenities.  
 
The plan also provides each precinct with individual design guidelines that focus on the 
zones’ specific needs. A benefits-based approach recognises the importance of 
placemaking, and allows for a clear direction in the future of growth. In addition, the 
precinct-based system focus on the ‘character, form and functioning of different areas 




Figure 9: Precinct based approach to spatial planning, the red outline indicates that urban 
residential area (Source: Central Otago District Council, 2019a). 
 
5.6 Other Relevant Documents  
A selection of other relevant documents also plays a role in managing land uses within 
the Cromwell Basin. The main Cromwell Community Plan document outlines the 
community’s vision for enhancing the safe neighbourhood feel that makes the destination 





• Ministry for Primary Industries  
• Conservation Act 1987 
• Reserves Act 1977 
• Department of Conservation 
• Otago Fish and Game Council 
• Land Information New Zealand  
• Federated Farmers 
• Ngā Haerenga – New Zealand Cycle Trails 
• Central Otago Tourism Strategy 2018-2028 
• Central Otago Economic Development Strategy  
• Community Outcomes Development 2021 
 
5.6.1 Cromwell Community Plan  
The Cromwell Community Plan aims to achieve the long term vision for the community’s 
future (Connect Cromwell, 2020). The document was prepared by the Cromwell & 
Districts Community Trust with input from the CODC and Connect Cromwell to gather 
community input on their long term future (Connect Cromwell, 2020). A high-level 
evaluation of the community plan shows that the community understands the constraints 
that the community is currently facing. This is demonstrated by identifying five key 
pillars of a cohesive and safe community that values the landscape around them. The plan 
acknowledges the following:- 
• A strong, connected and vibrant community. 
• A society that protects, celebrates and enhances its natural environment and laid 
back lifestyle.  
• A community that builds on and celebrates its arts, culture and heritage.  
• A safe and healthy community with good access to services, amenities and 
facilities. 
• A developed a resilient economy creates opportunities for innovation, 




The themes identify that Cromwell is in a unique position as it relies on many economic 
industries. This, coupled with the essential amenities, sense of community and natural 
environment, makes the Cromwell community vulnerable to growth effects (Connect 
Cromwell, 2020). To have adequate services for the growing population, the amenities 
need to develop alongside the population. Such services include health care provisions, 
access to the arts, culture, heritage and recreational activities. The community also value 
protecting the natural environment and the rural lifestyle that is accustomed to it. 
Cromwell protects Lake Dunstan and the ONL and ONF evident in the landscape (Central 
Otago District Council, 2008; Connect Cromwell, 2020). These features of the Cromwell 
community make it a unique and special place to live, work and play.  
 
5.7 Conclusion 
This Chapter has examined the high-level legislative documents that guide national 
direction; these include the RMA 1991, LGA 2002, and NPS-UD 2020. It has also provided 
a thorough examination of the operative CODP that guides land use objectives, policies 
and rules directly impacted by growth. It has identified key non-regulatory documents 
that summaries methods to improve outcomes for growing communities while also 
maintaining the identity and amenity values of the Cromwell Basin.  
 
The following chapter will present the key results from the questionnaire surveys and KI 
interviews obtained during the collection of primary data. This chapter will be presented 









The previous Chapter examined the applicable regulatory and non-regulatory policy 
approaches to coping with growth in the Cromwell Basin. This Chapter will overview key 
historical and background details to the area which impact on current land use and 
perceptions before presenting the key results from the questionnaire surveys and key 
informant interviews obtained during primary data collection. This will be presented in 
two sections; Part One will examine historical growth trends and how they influence 
contemporary land use. This will explore how gold mining, the pastoral farming sector, 
and Clyde Dam have affected the modern use of the land. Part Two will examine the 
general growth trends of the Cromwell Basin. This will assess how and where the growth 
has occurred, what influences growth, including major development projects and how it 
impacts place. It will also explore how accommodating the residents believe the CODC 
plans for future growth. 
 
 
6.2 Part One – Historical Evidence of Character Development. 
The current study has identified several key catalysts for growth in the Cromwell Basin. 
To understand these growth drivers, an investigation into the general evolution growth 
trends will be appropriate to know how these fit into the physical landscape. This will 
begin with a look into the historical context of the growth in the basin and how various 
economic industries have shaped this. It will then evolve into more current drivers of 
change in the late 20th century that have shaped the modern era of the Cromwell Basin. 
The historical use of land has shaped the recent drivers of growth that shapes the 
contemporary use of land. 
 
6.2.1 Gold Mining  
Cromwell’s growth has fluctuated through periods of cyclical demographic highs and 
lows. The town first appeared during the 1860’s gold rush following the discovery of gold 
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at Gabriel’s Gully near Lawrence (Goldfields Mining, 2021). Subsequently, in 1982, 
Hartley and Reilly discovered 1,046 ounces of gold near Gee’s Flat, or the Goldfields on 
the Kawarau River. Miners flocked to the region and were dispersed along the Basin, from 
the low valleys in the Nevis and Lindis to the Clutha and Kawarau Rivers flats (Goldfields 
Mining, 2021). This goldfield run was also known as the Dunstan Gold Fields. Gee’s Flat 
was the most prominent space for gold mining in the Kawarau River. However, several 
races were cut into the hillside from three nearby creeks due to the limited water supply 
to keep up with the sluicing’s demand (Goldfields Mining, 2021). Miners used the water 
to loosen the gravel, making it easier to pick and rake. These races are scared into the 
current landscape and are still used in commercial farming practices to transport water 
(Key Informant 15, 2021). The maximum population at Gee’s Flat was relatively 
unknown, but it is estimated to be around 100 miners (Goldfields Mining, 2021). 
 
Like Gee’s Flat, the Junction was the primary location where miners established the 
largest settlement. The Junction lied on the confluence of the Clutha and Kawerau rivers, 
two fast-flowing rivers that contained strong water flows (Central Otago District Council, 
2021). The township was established in 1863 when Hartley and Riley discovered gold on 
the shores of the Clutha River (Central Otago District Council, 2021b). Hartley and Riley 
deposited 87 lbs of gold at the Treasury’s office in Dunedin that prompted the Dunstan 
Gold Rush (Hercus, n.d).  The Dunstan Gold Rush refers to the rush of miners across the 
Dunstan Ranges in the Cromwell Basin; this includes Nevis and Lindis Valleys, 
Bannockburn, and the Junction. These estimates are varied, with the Cromwell Argus in 
1912 reporting 3,000 people arrived almost a month after Hartley and Riley discovered 
the gold on the Dunstan, with a further 10,000 arriving over the next few months (McCloy, 
2016). Following the 1870s, the European miners dispersed from the Otago mining 
landscape, and the Chinese settled. There were an estimated 2000 Chinese workers on 
the Junction Goldfields, Lindis, Nevis and Bannockburn Valleys.  
 
6.2.1.1 Carricktown 
The Carrick Range rounds to the west of Bannockburn, across the lower end of the Nevis 
Valley, and into the Old Man and Garvie Ranges. The Carricktown was a settlement on the 
Carrick Range and was one the earliest established goldfields on the Dunstan alongside 
Quazrtzville, South of the Carricktown. The name of the settlement, Carricktown and 
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Carrick Range, was after a Dunedin citizen who settled here during the Dustan Gold Rush, 
Alexandra Carrick (Parcell, 1976). By the end of 1871, a full-grown township on the 
Kawarau Station pastoral run encompassed an unknown number of residents, but there 
was a butchery, general store and bakery (Parcell, 1976). Mining in Carricktown was 
laborious due to the landscape’s climatic conditions and topography, making it 
challenging to carry coal up the mountain. The miners constructed the Carrick Race 
around 1872, which was expected to alleviate some pressure off the hard rock (Parcell, 
1976). Before this period, the mining machines used 25 tons of coal per week (Parcell, 
1976).  
 
In the present day, the Carricktown is also the beginning of the Carrick Race that provides 
irrigation for 16 permit holders (Parcell, 1976). These permit holders all have various 
land uses and are incredibly reliant on the water source from the Carrick Race. In 
addition, the Carricktown is a recreational and 4WD track that still contains stone ruins, 
dams, rock walls and historic gravel deposits (Central Otago District Council, 2021c). The 
recreational trail leads to a historic waterwheel, the Young Australian, used to drive a 
stamper battery to tear down gravel before extracting gold (Central Otago District 
Council, 2021c). KI 15 spoke of the recreational aspects of former gold mining trails as 
one of the leading lifestyle factors that drew them to the area. 
 
6.2.1.2 The Aftermath of the Mining Sector  
Old gravel deposits have been found in the Cromwell Basin that has originated from water 
sluicing operations where gold was extracted from hard rock (Central Otago District 
Council, 2021b). The deposits of the remaining gold runs are evident in the landscape 
today and shape the natural character of the COD. Such landscapes are protected under 
the CODP; these include the elevated areas that provide the visual backdrop to Lake 
Dunstan near Bendigo, the Nevis Valley, and sluicing’s near Bannockburn (Central Otago 
District Council, 2008, p.2:7). These distinctive landscapes are also a crucial tourism 
component of the Cromwell Basin and COD. Central Otago Rail Trail and Old Cromwell 
examples of modern-day tourism benefit from the gold mining heritage. KI 15 describes 
Central Otago’s relationship with their gold mining history as evident by embracing their 
cultural heritage.  
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The ruins of the gold rush have also been used for recreational purposes. One example 
includes the Otago Goldfields Cavalcade that re-tracts the original journey that the Cobb 
& Co coach journey used to take (Cavalcade, 2021). This annual event originated in 1991, 
and approximately 220 participated in the journey with 240 horses, wagons and carts to 
a designated town (Cavalcade, 2021). In more recent events, the Cavalcade has evolved 
to include walking, tramping, running and mountain bike trails. The purpose was to 
celebrate the history of the Central Otago area and historic Dunstan mining trails and 
recognise the unique remoteness and landscape. Alongside the Cavalcade, the landmark 
mining sluicing also is the location for several recreational walking and cycling tracks 
around the basin; some examples of these include: the Bannockburn Sluicing (Figure 
10Figure 1), Quartz Reef Tailings, Carricktown Track, Mt Koinga, Kawarau River Track, 
and Kānuka Loop Track (Mine Loop and Aurora Track). Several respondents indicated 
that the recreational aspect of the Cromwell Basin was what drew them to the area.  
 
 
Figure 10: Bannockburn sluicing ruins from mining dates back to the 1870s (Source: 
Author). 
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6.2.2 Pastoral Farming  
Before discovering gold in the 1860s, pastoral farming was the dominant economic sector 
in Otago, with over half a million sheep in the young tussock country (Central Otago 
District Council, 2021a). During the early 1850s, The Waste Land Board governed the 
tract and allocation of land with the intention that no single applicant would be granted 
more than one property (Dawson and Snow, 2015). These Crown leased these runs for 
approximately £2 per acre and was licensed annually, but these were extended to 14-year 
terms in 1851 at an annual fee of £1 for every 1,000 sheep per run (McLintock, 1966). In 
Otago, these were allocated by a ballot system when two or more applicants applied for 
the same land (McLintock, 1966). The Cromwell Basin was made up of three large high-
country stations: Kawerau, Morven Hills and Mt Pisa Stations. The three stations 
accumulated around 296,286 hectares of pastoral runs, and each played a critical role in 
developing the pastoral sector in the Cromwell Basin. A similar subdivision pattern for 
each station occurred in 1910 where the pressure for land to settle was becoming 
apparent (Dawson and Snow, 2015). This had been previously attempted in 1882 by the 
Land Board, but the whole scheme failed as previous landowners purchased back their 
existing leases (Parcell, 1976).  
 
The contemporary land use has been profoundly shaped by the historic pastoral and gold 
mining runs. The low rainfall and temperature extremes with hot and dry summers and 
cold and dry winters and high-country landscape make it appropriate location for high-
quality merino clips. On average, the Cromwell Basin receives between 300-375 
millimeters of rainfall a year (Hercus, n.d; Key Informant 15, 2021). The low level of rain 
makes it difficult terrain for other species of sheep and the most appropriate location for 
merino sheep. Merino sheep farming originated in Spain and Australia and are adaptive 
to the dry, stony landscape (Perkins et al,. 2015). However, the increased levels of access 
to irrigation have also transformed the pastoral land use to stone fruit and grapes, and 
some inclusion of dairy farms (Perkins et al,. 2015).  
 
6.2.2.1 Mt Pisa Station  
Mt Pisa Station broke off from Wanaka Station in early 1959. The 58,679-hectare station 
ran from Lake Wanaka down the Clutha River, the Kawarau River in the South, and the 
Crown Range while up the Cardrona River. The original station ran approximately 36,000 
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sheep and was well ahead of its time in managing stock numbers with stock feed and 
irrigation (McCloy, 2016). The station was leased for 21-year by E.W Parker for £500 
(McCloy, 2016). Following World War One, the station was sold to the New Zealand 
Government in 1918 and dispersed into 12 separate runs, similar to other extensive 
pastoral lands following or pre-dating World War One (McCloy, 2016).  
 
Currently, Mt Pisa encompasses 4,600 hectares with 5,000 merino ewes and 3.500 
hoggets’ (McCloy, 2016). The station contains 200km worth of fencing, transforming 
seven blocks into 30. The farm flats have since diversified into horticultural production 
with a $15.5 million investment to convert 80 hectares into cherries (Jones, 2019; Deep 
Creek Fruits, 2021). The 53,000 trees have been strategically placed here for the gently 
sloping land with free-draining soils and with little susceptibility to frosts (Deep Creek 
Fruits, 2021).   
 
6.2.2.2 Morven Hills Station 
Morven Hills is located in the Lindis Pass, approximately 60km north of Cromwell. It is 
surrounded by the Lindis Pass Scenic Reserve, Dunstan Down and Shirlmar and Geordie 
Hills Stations (Land Information New Zealand, 2011). The original station compromised 
four runs brought by four siblings and combined to create Morven Hills in 1858 (Dawson 
and Snow, 2015). The 162,000-hectare station ran from the upper reaches of the Lindis 
Pass to Clyde in its earlier establishment, and at a maximum ran 140,000 sheep (Dawson 
and Snow, 2015). The historic woolshed is the largest in New Zealand, compromising 34 
shearing stands (refer Figure 11) with modern stands only containing three to four 
stands (Peden, 2008). The historic building includes materials from far-reaching 
locations, black beech timbers from Makarora and Scottish corrugated iron (Dawson and 
Snow, 2015).  
 
The Dunstan gold rush extended to the upper reaches of the Lindis Valley after Samuel 
McIntyre discovered it in March 1861. The four-ounce gold prompted gold fever, with 
approximately 300 miners establishing claims in the harsh terrain of the Lindis River 
(Dawson and Snow, 2015). The rough terrain and extreme climatic conditions made it 
hard for the long-term sustainability of mining in the region; subsequently, the miners 
relocated to ‘The Junction.’  
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Morven Hills now compromises of 14,207 hectares and is only a shadow its pre-existing 
size (Land Information New Zealand, 2011). The station was subdivided in 1910 into 23 
blocks that provided jubilation for more future farmers to purchase and run the land 
(Dawson and Snow, 2015). Following the subdivision in 1910, the subsequent farms have 
diversified their income streams and land uses to accommodate contemporary land use. 
These may include fly in and fly out farming tourists’ experiences at Geordie Hill, 
horticultural orchards on Lindis Peaks and viticultural operations on Northburn Station. 
These contemporary land uses have been directly influenced by the historic pastoral 




Figure 11: Original 34 stand  woolshed at  Morven Hills Station (Source: Dawson and Snow, 
2015). 
 
6.2.2.3 Kawarau Station 
Kawarau Station was the second-largest pastoral run in the Cromwell Basin, historically 
encompassing 75,607-85,000 hectares (Parcell, 1976). The station ran from Clyde to 
Gibbston Valley, including Carrick and Cairnmuir Ranges, the Nevis Valley and part of the 
Results: Part One 
 97 
Old Man Ranges. This was further expanded upon when Hugh McKenzie, the manager of 
Kawarau, purchased the neighbouring Hawksburn Station (Parcell, 1976). Kawarau 
Station is one of the most historically significant locations in the early establishment of 
pastoralism in the Cromwell Basin (Heritage New Zealand, 2021). 
 
The gold mining sector caused a dramatic transformation on the pastoral landscape, 
evident on Kawarau Station. The change developed from the gold miners through the 
removal of matagouri and native scrub used for fires and cooking (Parcell, 1976). Races 
were cut into the hillside to transport water to gold mining sluicing’s. These historic gold 
mining races (refer Figure 12) transport water around farming operations (Goldfields 
Mining, 2021). Often, these were used to disperse water by the waterdyke irrigation 
technique. The historic irrigation mining rights were transferred to pastoral farmers and 
weren’t given a timeframe on longevity. The famous Carricktown race was the primary 
source of irrigation for Kawarau Station, and the landholders of Carrick, Hawksburn and 
Happy Valley Stations determined this agreement, in 1918, to adapt the abandoned water 
race for irrigation purposes (Key Informant 15, 2021). This allowed the run owners to 
increase the capacity of stock on their runs which improved the productivity of the land. 
These have since been transferred with the proposed Plan Change 7 (Water Permits) by 
the Otago Regional Council. They plan to change the irrigation water permit longevity to 
a minimum of six years (Otago Regional Council, 2020). KI 15 indicated that this would 
be the most transformative policy since the removal of Central Government subsidies in 
the early 1980s, described in more detail in the following chapter. 
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Figure 12: Dunstan gold miners in the Nevis Valley Gold Rush (Source: Ben Nevis Station, 
2021) 
 
The Kawarau and Morven Hill followed the Otago Land Board being ordered subdivided 
in the early 1910s (Parcell, 1976). The station was separated into 16 runs, in which 
Kawarau still encompassed 5,160 hectares (Parcell, 1976). Parts of the former station 
have since been converted into a winery destination in Gibbston that contains famous 
wine brands that enjoy being front and centre on a tourist route (Gibbston Vines Limited 
v Queenstown Lakes District Council [2019] NZEnvc 115, para. 5). The station also holds 
one-off Cavalcades, cycling and Easter bunny shooting events. Cairnmuir Station, 
formally connected with Kawarau Station, now has the Cromwell-Clyde Lake Dunstan 
Cycle Trail. This 55km trail connects the Otago Cycle Trail network and brings in 23,000 
tourists to the district annually (Key Informant 15, 2020). 
 
Modern Day Heritage Protection  
The protection of the gold mining and pastoral heritage has been significant for 
maintaining the Cromwell Basin and Central Otago identity. This has been done by 
placing them on a ‘Register of Heritage Buildings, Places, Sites and Objects & Notable 
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Trees’ in Section 19.4 of the CODP. The three original pastoral runs all contained 
woolsheds, huts, and homesteads that pre-date the 1920’s and the gold mining remains 
that date range from 1860- the 1910s. Such heritage buildings include:  
• Murrell’s Hut, Mt Pisa Station 
• Mt Pisa Station 
• Goldfield Remains, Bendigo Historic Reserve  
• Morven Hills Station Woolshed (refer Figure 11) 
• Morven Hills School Room, Chaff House, Stables, Cookhouse and Homestead 
• Lindis Pass Hotel Ruins  
• Water Wheel, Young Australian Mining Company 
• Kawarau Station Homestead and Woolshed (refer Figure 13) 
• Happy Valley Homestead  
• Stone Hotel Ruins, Nevis  
 
These ruins and historic buildings have been protected under the CODP to ensure their 
historical value is maintained and valued for future generations. The informants didn’t 
specify this as significant for the district, but history influences the current regional 
identity.  
 




Figure 13: Image of the original woolshed on Kawarau Station (Source: Parcell, 1976). 
 
6.2.2.4 Removal of Primary Sector Subsidies  
The removal of subsidies has transformed the agricultural and food exports landscape. 
Before 1984, most agricultural productions were heavily subsided to protect the 
country’s biggest export industries (Ross and Edwards, 2012). The removal of these 
subsidies was heavily criticized in the media and by farmers for redistributing the burden 
onto farmers to produce export quality goods with limited income streams (Vitalis, 
2007). Upon reflection, however, the subsidies have limited the ability for farmers to be 
innovative and evolve with the global market. KI 15 spoke of her father-in-law’s 
experience and outlined that a large proportion of their revenue was from government 
subsidies during this time. Subsequently, the removal of the subsidies allowed farmers to 
diversify and develop alternative industries alongside their farming operations (Ross and 
Edwards, 2012); examples of these in the Cromwell Basin include viticulture and 
horticulture plantings, tourism ventures and cycle trails.  KI 8 spoke of this below: 
 
“[the biggest transformation of the] rural side was in the 1980s when 
subsidies came off farms. [This transformation] affected communities 
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because the funds reshaped the landscape. They [farmers] had to diversify 
become to be viable.”  
 
The removal of subsidies followed the neoliberal trend that was evident in the late 1970s. 
The Organization for Economic Co-operation and Development (2005, p. 24) article 
indicates that subsidies are ‘ineffective, expensive, socially inequitable and environmentally 
harmful.’ Vitalis (2007) outlines that this relationship is hard to quantify between the 
value of the subsidies’ harmful effects and the revenue provided with the assistance. As 
such, farmers have spoken on their experience of the transitional period – between the 
allocation of a subsidy and the non-subsidy period (Ross and Edwards, 2012). Ross and 
Edwards (2012) indicate that only one per cent of the domestic farmers failed to adjust 
and were forced out of the primary sector. This is a stark decrease from the 8,000-job loss 
predicted during the reforms (Ministry for Primary Industries, 2017a). The primary 
sector industry has now evolved to the point that they can sell their produce on a global 
scale with world-class merino produce for fine-wool suits, clothing and shoes, milk 
products and meat from beef and lamb (Key Informant 15, 2021). Not only has 
production improved, but the use of fertilizer and over-stocking of the land have reduced, 
with the sector placing a strong emphasis on environmental protection to enhance 
production (Ross and Edwards, 2012).  
 
6.2.2.5 Present Rural-Urban Divide  
The perception of the primary sector has become fragmented over the last decades, with 
environmental reform and pressure to reduce greenhouse gas emissions being pushed 
onto the primary industry. The Ministry for Primary Industries (2017, p. 4) undertook a 
study in 2017 that aimed to gain an in-depth understanding of the “belief systems held by 
urban and rural New Zealanders on the primary sector (agriculture, horticulture, food, 
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Table 6: Summary of urban and rural communities perceptions of the primary sector 
(Source: Ministry for Primary Industries, 2017b). 
Summary of Communities’ Perception on the Primary Sector 
• 66% of urban and 69% of rural respondents viewed the horticulture sector positively.  It 
was considered positive for both locations because of the economic benefits and the 
products it produces. Those who voted it as being unfavorable were cited as the 
environmental management practices as being inhibiting.  
• 59% of urban and 67% of rural respondents viewed the sheep and beef sector positively.  
It was considered positive for both locations because of the economic benefits and the 
quality of produce. Urban respondents who voted it as unfavorable outlined the industry 
as being driven by profit-seeking, bad environmental record, and the bad reputation 
created. 
• A significant disconnect between the urban and rural dwellers.  
• The concerns between the last survey in 2008 and 2017 for water quality has doubled, 
with 53% of rural and 47% of urban dwellers becoming concerned about run-off into 
waterways and water quality.  
• However, there is some sympathy for farmers being blamed in the public discourse for 
poor water quality - ‘The government needs to do more to make it sustainable for those 
farmers. [so, you are not blaming the farmers for it?] Heck no. You can see where it started. 
But to say now, “hey farmers, you sort it out” – come on my grandfather and his father 
were doing this.’ (Christchurch, tertiary qualified/media consumer, urban, Māori, male). 
• 58% of urban respondents outlined they would migrate to a rural landscape for lifestyle 
purposes, and 37% of rural respondents outlined that a lack of infrastructure is the main 
inhibiting factor for living in a rural environment.  
 
The study indicates that public sentiment surrounding primary industries has become 
extremely mixed causing a divide amongst urban and rural dwellers. The disconnect has 
steamed from the increasing concerns regarding climate change and water quality data 
that has become widely communicated in the media. KI 15 describes the urban-rural 
relationship that has become fragmented in the local context with new residents causing 
strains on how local farmers run their businesses. The pressures include the issues that 
farmers place on local waterways, treatment of animals and the industry being driven by 
profit (Key Informant 15, 2021).  
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A surprising factor in the study was the percentage of urban respondents who desired to 
relocate to a rural environment searching for a relaxed lifestyle (Ministry for Primary 
Industries, 2017b). Counter-urbanisation has become a phenomenon widely discussed in 
the literature. It describes the movement of people from urban to rural locations in search 
of a lifestyle change (Champion, 1989; Halfacree, 2008). Approximately 58% of the urban 
respondents outlined they desired to relocate to a rural environment (Ministry for 
Primary Industries, 2017b). However, KI 7 spoke of those urban dwellers who wish to 
relocate to rural areas and the disconnect between perceived and actual experience; “why 
don't we get this type of recycling splitting, and we don't get the service …. no, you don't, but 
you [newcomers] wanted a rural feel.” This outlines the misconception of the rural 
landscape by urban dwellers, who desire the relaxed rural lifestyle, but with the benefits 
of the urban environment. Similarly, this will be described in more detail in the 
retirement migration section of this report.  
 
6.2.2.6 Summary 
Despite these pastoral runs being highly significant in the early 20th century, they have 
become less important with the development of new industries. However, a clear 
depiction of the history of pastoral runs has impacted supporting other economic sectors. 
As illustrated before, Mt Pisa Station diversified their flat paddocks into 80 hectares of 
horticulture crops that have 53,000 trees planted upon them. Similarly, Cairnmuir 
Station, formally connected with Kawarau Station, now has the Cromwell-Clyde Lake 
Dunstan Cycle Trail. Subsequently, the removal of subsidies in the primary industries 
further encouraged the diversification of on-farm operations. 
 
6.2.3 Clyde Dam  
As described previously, the Clyde Dam was constructed in the late 1980s, with the 
subsequent filling of Lake Dunstan taking place in the early 1990s. The 432MW hydro 
station is the third largest in New Zealand and contain 4x108-megawatt turbine-
generator machines and can generate 1930 gigawatt-hours of electricity (Central Otago 
District Council, 2008). The construction of the dam provided hundreds of jobs for 
approximately 12 years; this included constructions workers for the dam, engineers for 
the stabilization of the hillside, support workers and families. Subsequently, it took 
roughly 18 months to fill Lake Dunstan (Key Informant 5, 2021). 
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The rural sector has remained dominant despite the removal of subsidies in the farming 
sector; this is attested to the post-productive nature and multifunctional redevelopment 
of rural space. The evolution of the rural space has been pinpointed with the construction 
of the Clyde Dam providing sufficient irrigation for viticulture and horticulture practice. 
KI 10 describes Cromwell before the dam as being static. The dominant economic sector 
was high-country sheep and beef farming, which focused on merino wool with little 
orchards throughout the Cromwell-Clyde Gorge. This has since evolved to include a 
budding horticulture and viticulture sector, increased domestic and international 




The preceding section has evaluated the influence of historical land use on contemporary 
land use. Cromwell’s popularity emerged following the discovery of gold in the early 
1840s, prompting the Dunstan Gold Rush. The remants of the gold rush when the miners 
moved on have influenced the landscape’s recreational and aesthetic values. Similarly, 
the pastoral sector has also transitioned away from the dominance of sheep and beef 
towards diversification of land use and income for farmers. The large pastoral runs have 
now evolved into historical heritage protection of buildings, diversifying land use to 
incorporate tourist bike trails and viticultural and horticultural operations. 
 
The next section will explore the general growth trends of the Cromwell Basin, as 
identified by the informants and respondent.
 
6.3 Part Two – Growth Trends in the Cromwell Basin 
The previous section has summarised briefly how the historical context has influenced 
contemporary land use, from the influence of historical mining and diversification of 
pastoral runs.  
 
The questionnaire responses were recorded over a month-long period via three 
Facebook groups; Cromwell Today, Cromwell (NZ) Buy Sell and Trade and Cromwell 
Community Noticeboard. Of the 114 recorded responses, 81 were completed in total, and 
33 were partially recorded. Because the partially filled responses exceeded the main 
proportion of the questionnaire format, 15 were applied to the balance of the study 
results, therefore, equaling 96 applicable data sets.  
 
In addition to the questionnaire surveys, there was an inclusion of a further 26 KI 
interviews. These were conducted over two months with several community 
stakeholders, residents, and industry professionals. These KI interviews were then 
reduced, organised, and interpreted to contribute to the derivation of the results and 
discussion of this project.  
 
The following section will evaluate the general growth trends that the residents of the 
Cromwell Basin have described. These will include reasons for growth, the sense of place, 
opportunities presented by the projects and the potential future challenges. In presenting 
the results, the questionnaire survey will be referred to as respondents, and the interview 
participants will be referred to as informants.  
 
6.3.1 General Trends 
The following section will examine the general trends that the respondents identified. 
This help paints a picture of how the Cromwell Basin has evolved and the residents’ 
perceptions of how growth and major development projects have impacted their day-to-
day lives. The first section that will be explored will be the longevity of respondents being 
in the Cromwell Basin.  
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Figure 14 shows that 19% of the respondents have been living in the Cromwell Basin for 
approximately 25+ years. An unsurprisingly small percentage of the total respondents 
considering the completion of the Clyde Dam was over 29 years ago. However, this factor 
is considerably high, seeing only four were located here during the dam’s construction. 
Therefore, approximately ten of these respondents relocated to Cromwell after the 
completion of the dam. 
 
Of the 96 respondents, 34% indicated that they had been in the Cromwell Basin between 
10-25 years. The overwhelming responses suggest that these residents had relocated 
here between 1994-2011, which was following the construction of the Clyde Dam and 
before the consenting of Highlands Motorsport Park. During this period, there was a 
significant increase in the amount of horticulture and viticulture activity that was taking 
place across the Cromwell Basin. 
 
Similarly, 31% of the respondents had relocated here in the last three-ten years. This 
significant response indicates that these residents had relocated there between 2011-
2018, which was during the construction of Highlands Motorsport Park and during the 
building construction boom that had taken place in the Cromwell Basin. Similarly, this 
also occurred during the rise of house prices across the QLD that caused an overspill 
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The timeframe specified in Figure 14 is backed up by when respondents were asked if 
they were born here or relocated here. An overwhelming 85% had relocated from 
another region or town, several of which indicated that they migrated there solely for 
employment and lifestyle opportunities.  The 15% born stated that they wanted to stay 
for the small-town community environment. Therefore, those that relocate here over the 
last decades only have a short-term perspective over the changes throughout the 
Cromwell Basin. 
 
6.3.2 Where Growth Takes Place? 
Growth in the Cromwell Basin has significantly impacted the land use of the surrounding 
areas. The respondent’s survey responses indicated that change in the Cromwell Basin 
had occurred in the following locations. The circle shows the number of respondents who 
specified where growth had taken place (refer Figure 15). The primary response was 
‘everywhere’ that received 24 votes, but this was under-shadowed by the mixed 
secondary reactions: ‘industrial,’ ‘satellite towns’; and ‘subdivisions on the outskirts of 
town.’ However, there appears to be a discussion about where future growth should take 
place. This was elaborated further by KI 4: 
 
“Having that conversation [in the ‘eye to the future’ masterplan] about where 
growth is going to take place is quite important …. so that you can continue to 
grow organically outward from the centre as opposed to more open like in 
Lowburn, Bannockburn and Pisa Moorings.” 
 
In addition, the lowest growth was recorded in the business and commercial precincts 
to the north of the town, which is a stark contrast to the most significant growth sector, 
being the industrial zone that received 20 votes. 
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Figure 15: Respondents reaction to where growth has taken place in the Cromwell Basin. 
 
6.3.2.1 Catalyst of Growth 
The expansion of the urban framework has been evident across the Cromwell Basin. The 
catalyst of the growth was pinpointed to several factors: the main one being ‘overflow 
from the QLD’ that was considered the most significant, and a list of substantial factors 
identified were the ‘amenities and natural beauties’ and the ‘desires of a rural lifestyle’ 
that combined equaled 86 votes (refer Figure 16). These factors described above, 
combined with the ‘people retiring to Cromwell’ align with the theory of counter-
urbanisation that focuses on relocating people to rural environments in search of a better 
lifestyle (Halfacree, 2008). One additional factor identified as being a drawcard was the 
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increased diversity in employment opportunities through the expansion of land use, 
industrial activities, and overflow of work from the QLD. KI 11 expanded on this point 
further "it was work that drew us to the area …. But the younger ones come here for 
employment and lifestyle. I think older ones come here for the lifestyle.”  
 
 
Figure 16: Respondents reaction on the catalyst of growth in the Cromwell Basin, Y-axis 
depicts the response numbers. 
 
6.3.2.2 Infrastructural Strains  
Over a short timeframe, the expansion has caused strain on the infrastructural services 
that support the Cromwell Basin. Figure 17 depicts the weight of the pressure on 
infrastructure caused by the growing levels of population numbers. The respondents 
outlined that the most significant and immediate strain has been placed on rental and 
owner-occupier housing options. This received over 45 and 37 responses, respectively. 
KI 12 spoke of the combined overspill from the QLD placing strain on the housing sector 
below: 
 
“They [young people] see that they can get into the property market here, not 
so much from Wanaka, but certainly Queenstown. We get a lot of young 
couples that want to buy here. They can live in a smaller town with good 
facilities, and they don’t mind the commute.” 
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This overwhelming response to the housing shortage over-shadowed the spike seen in 
Figure 17 that the community facility and roading network received. In addition, the 
communication networks that make up the cellphone and internet coverage were seen 
as satisfactory and did not need immediate improvements. When considering the reality 
of these results, housing is not an issue explicitly dealt with by the council, but rather the 
global and localised economic forces. However, the remaining infrastructure projects all 
rely on Local and Central Government investment, and the respondents have identified 
these as being under stress.  
 
 
Figure 17: Respondent’s reaction to the current strains on infrastructural services in the 
Cromwell Basin, Y-axis depicts the response numbers. 
 
6.3.2.3 Factors of Change 
The increased population has also caused strain on the green spaces, community 
dynamics, and car parking. Questionnaire respondents were asked if these factors had 
increased, remained the same or decreased because of the demographic changes. The 
main modifications respondents found that had increased were the levels in community 
dynamics or the levels of integration between the current and new residents; this could 
be attested to the broad age range of the resident population. This will be elaborated 
further in the sense of place section below.  
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A key concern raised was the reduction of greenways in the new subdivisions occurring 
on the periphery of the township. Approximately 17 respondents outlined their safety 
concerns for children and the elderly with reduced greenways in new subdivisions. KI 16 
spoke about their personal experience purchasing property on the greenway and how 
safe it made them feel for their children. They also said that it was positive for the 
community to have large green spaces and improve active travel interconnectivity. There 
was also a similar response to the loss of car parks across the urban township. Thirty-
nine of the respondents outlined that there had been a server reduction in the amount of 
parking. However, as KI 15 suggested that “it may not be a loss of parking, but an increase 
in current population” that might be impacting the levels of parking.  
 
The following section will explore the motivations for individuals to choose to relocate to 
the Cromwell Basin. An individual’s incentive to relocate may differ from the catalysts for 
the growth section described above. As such, these motivations for relocation will be 
summarised below. 
 
6.3.3 Motivations for Relocation 
People are motivated to relocate to different locations for various reasons. Respondents 
were asked to rationale their reason for migrating to the Cromwell Basin. The primary 
motivator for in-migration over-whelming was for ‘job opportunities/work’ at 31 
responses and ‘lifestyle change/better weather’ at 28 answers (refer Figure 18). These 
reasons for relocating tie in with literature on counter-urbanisation and the reason for 
people relocating to warmer climates in search of a better lifestyle. In addition, it also ties 
in the theory of sunbelt locations and the attractiveness of places with warmer weather. 
Both will be discussed further in 7.3.2 below.  
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Figure 18: Respondents describing their reason for relocating to the Cromwell Basin. 
 
6.3.4 Sense of Place 
Sense of place refers to people’s bond and attachment to a particular location (Foote, 
2009). One question in the survey sought to establish an individual’s feelings of place and 
attachment to the Cromwell Basin. As illustrated in Figure 19, the answers outlined what 
makes the destination of Cromwell a safe and inviting community. Out of the 95 
completed responses, not one portrayed the community in a negative light. Furthermore, 
this sense of place was elaborated on by KI 5, stating that “it’s about their sense of place 
and sense of community …. Not the longevity they have been here for.” This means that 
despite the timeframe a person may live in, it doesn’t alter the significance of their 
attachment to a place. However, this sense of place based on the answers in Figure X also 
aligns with the theory of sunbelt migration. Sunbelt locations are characterised by their 
idyllic nature with warm climates, meaning people connect with visually attractive and 
friendly (Barsby and Cox, 1975; Stimson and Minnery, 1998). This will be elaborated 















Central Location/Close to QLD
Small Town with a Safe & Friendly Community
Better and Cheaper Housing Opportunities
Lifestyle Change/Better Weather
Education Opportunities
RESPONDENTS REASON FOR MOVING TO CROMWELL
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Figure 19: Questionnaire respondents’ response on what Cromwell means to them? 
 
6.3.5 Major Development Projects 
The influence of major development projects on the expansion of the Cromwell Basin has 
been undeniable. Of the 96 respondents, 14 indicated that they were located in the 
Cromwell Basin during the Clyde Dam and Highlands Motorsport Park construction. 
Those who responded that they were found here during the construction of Clyde Dam 
and Highlands Motorsport Park also stated that the projects caused an increase in 
business confidence and drew population to the area. Unfortunately, the questionnaire 
didn’t specify which project provided the highest levels of business confidence or 
encouraged population growth. This could have assisted in drawing more accurate 
conclusions on what types of projects influence business confidence and facilitate 
population growth. The impacts of change will be explored more in Chapter 7.3.2  below. 
 
An unanticipated factor was the number of respondents not located in the Cromwell 
Basin during the construction or in the immediate aftermath of both projects. This 
indicated that approximately 42 of the 96 respondents were not located in the Cromwell 
Basin during the construction of any major development project. Another unforeseen 
statistic was the number of respondents in the Cromwell Basin during the construction 
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of the Clyde Dam. Only four respondents indicated that they were located here during the 
building or in the immediate aftermath of the Clyde Dam. This surprisingly small number 
outlines the significant growth the Cromwell Basin has experienced over the last decade. 
This will be evaluated in the demographic context section in Chapter 7.2.4 below. 
 
6.3.5.1 Future Major Development Projects 
When considering future major development projects in the area, such as the proposed 
Tarras Airport or large-scale housing developments, the respondents were relatively 
undecided on whether these should go ahead. Approximately 40% of the respondents 
indicated in Figure 20 that they were undecided based on the early information provided 
by Christchurch International Airport Limited. One respondent’s concern was “the need 
for the surrounding infrastructure would need to develop with it, also specific planning to 
manage the impacts on the rural environment.” In contrast, other respondents outlined 
that they didn’t know or have enough information to comment. The complexity of 
introducing a major development project into a predominately rural environment, 
resulting in the loss of farmland and destroying what individuals constitute as the natural 
environment, was something respondents felt quite strongly about.  
 
 
Figure 20: Respondent’s reaction to any future major development projects in the Cromwell 
Basin. 
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6.3.6 Current Central Otago District Plans 
When considering the results of the questionnaire surveys, 63% of respondents outlined 
they were aware and understood some of the current regulatory and non-regulatory 
CODC plans. In addition to the awareness of the current plans, there was also a mismatch 
in the knowledge of the role of Territorial Authorities and Regional Councils. This may 
mean there is a disconnect between the information produced by councils and those 
communicated to the public. In addition, this mismatch causes tensions in the 
community, as portrayed by the respondents’ opinions on the respective roles of the 
Otago Regional and COD Councils. KI 16 discusses this point further:  
 
“A good example of that is the two new roundabouts going on out here 
[points to the corner of SH6 and SH8] and because NZTA has to bring it to 
Council and tell them that they're doing it. People then think Council is 
building this big roundabout. Council doesn’t look after the highway; it’s 
$8 million, they couldn't afford that.” 
 
6.3.7 Future Challenges and Opportunities  
The previous Chapter explored the current CODP’s that influence where growth takes 
place in the Cromwell Basin. The following section will explore the future challenges and 
opportunities that arise with the expanding population and diversity of the economic 
industry.  
 
Table 7: The most common responses by the respondents for the future challenges of the 
Cromwell Basin. 
No. Future Challenges  
1. Lack of Suitable Land for Growth. 
2. Lack of Housing Options. 
3. Poor Infrastructural Services. 
4. Pushing out Lower Income Residents.  
 
Naturally, these flow onto the future challenges and opportunities that the respondents 
identified will be evident in the future. The respondents identified four main challenges 
for the Cromwell Basin into the future; lack of suitable land for urban expansion and 
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housing options, infrastructural services, and the relocation of lower-income residents 
(refer Table 7). The lack of suitable land for future urban expansion may pose a threat to 
future development. The current response has been to reduce the residential lot size to 
increase density in the urban framework (Central Otago District Council, 2019a). Despite 
this attempt to increase density in the urban framework, another factor identified by the 
respondents was the currently available housing options. The Central Otago District 
Council (2019a) ‘eye to the future’ master plan identified a need to diversify housing 
options to accommodate the community’s diverse needs. These needs include the high 
levels of seasonal labour, young professionals, short and long-term rental 
accommodation. 
 
Table 8: The most common responses by the respondents for the future opportunities of the 
Cromwell Basin. 
No. Future Opportunities  
1. Ability to Grow a Diversified Economy 
2. Business and Employment Opportunities  
3. Vibrancy of the Town. 
4. Creative Community.   
 
As described previously, with rapid physical changes come exciting opportunities. The 
respondents identified four primary opportunities for the Cromwell Basin into the future; 
the ability to grow a diversified economy, business and employment opportunities, 
vibrancy of the town, and a creative community (refer Table 8). The increased population 
growth and diversified land use have caused an increase in employment opportunities. It 
has also improved the town’s vibrancy and connections between residents; this could 
also be attested to the creative community governance that has been immigrating to the 
basin. 
 
Another factor identified by a few respondents but not disclosed in Table 7 and Table 8 
was the response to the proposed Tarras Airport. Seven respondents described the need 
to proactively monitor the potential challenges of a future airport to be located in the 
Cromwell Basin. This was framed as an opportunity and a consequence of expansion. 
Those residents who were located in proximity to the airport had a mixed response to 
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the proposal. KI 20 elaborated this “my characterisation is that many of the long term 
residences in the region have been the strongest supporters and are curious to what the 
possibilities might be.” This would tie in the resilience that farmers had dealt with in the 
past with the subside reforms and their understanding of the diversification of land use 
being positive for the community. Conversely, some other residents share the view that 
a future airport would hinder the landscape, with one respondent outlining, “whilst it 
could be good for economic activity around the Central Lakes District, it may also hinder 
the mountainous, unique serenity of the town. There is a pre-existing airport in Queenstown, 
so why not increase that, rather than build another airport nearby.” 
 
6.3.8 Summary  
The following section has evaluated the general growth trends of the Cromwell Basin. 
The central theme identified was how the town has evolved over forty years. KI’s and 
respondents specified that the main factors that influenced growth were amenities and 
natural beauties, the desires of a rural lifestyle and the increased employment 
opportunities. Similarly, KI’s and respondents outlined that the development has been 
taking place everywhere, specifically in the industrial zone, satellite towns, and 
subdivisions on the periphery of the urban township. However, this caused significant 
tensions on local infrastructure and access to housing. More recently has seen the 
misunderstanding of the council’s role in providing these provisions, causing 
unnecessary tension in the community. 
 
6.4 Conclusion 
This results chapter has examined the historical land use and how this has impacted the 
contemporary use of the land. The three main land uses that have been evident in the 
landscape are pastoral farming and its impacts on contemporary viticulture and 
horticultural land use, gold mining on providing recreational activities and the visual 
attraction that is evident across the landscape and the Clyde Dam and Lake Dunstan that 
provided for the expansion of irrigational opportunities for pastoral farming, and the 
viticulture and horticulture and water activities. The next chapter will provide an analysis 
of the main findings and how this has impacted on growth on the Cromwell Basin. This 
will also explore the ramifications of major development projects on the basin and how 
future growth and projects may impact on the landscape. 
 




Small towns and their surrounding rural areas are vulnerable to the global economic 
forces that strongly influence development (Gouin, 2006). The impact of counter 
urbanisation processes and major development projects have transformed how selected 
rural landscapes are perceived. In contrast, there are several drivers of these growth 
processes in these timeless environments. The effects of growth and these drivers have 
been far-reaching, where small towns have been at the focal point.  
 
Synthesis of the literature review findings, policy and media review, historical details, 
questionnaires, and key informant interviews will, in this chapter, lay the basis for 
discussion about the impacts of major development projects on small towns while also 
identifying the ramifications of rapid growth on the Cromwell Basin. Three key themes 
have been identified that incorporate several categories; these will be discussed in 
relation to the research questions. 
 
7.2 Contemporary Growth in the Cromwell Basin 
The influences of historical land use have been imperative to shaping the contemporary 
economic industry of the Cromwell Basin. The historical land use described previously in 
the results section has directly influenced today’s modern use. The use of the phrase 
contemporary for this project refers to the last twenty years. The following section will 




7.2.1 Development of the Viticulture and Horticulture Sectors  
The horticulture sector has been a long-standing industry in the Cromwell Basin. In the 
late 1870s, John Richards planted the first orchard near Bannockburn (Parcell, 1976). By 
the Spring of 1880s, nectarines and peaches became bunding produce in the basin but 
were vulnerable to the effects of frosts and birds. By 1911, the fruit sector started 
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developing immensely in the COD and became attractive to establish orchards (Parcell, 
1976). Similarly, the viticulture sector’s construction emerged following the Clyde Dam’s 
construction that assisted in the irrigation levels. The development of the viticulture 
sector has been extremely vital in the development of the Cromwell Basin. Approximately 
70% of Otago’s vine crops are grown in the Cromwell Basin (McKinnon, 2015), and 76% 
of the vines grown in Central Otago are for Pinot Noir (Grape Vision, 2021). Both sectors 
have previously and currently lean on the pastoral industry. In 1984, at the height of the 
pastoral reforms, New Zealand collectively had 6,000 hectares of planted grapes; fast 
forward to 2017, there are currently 35,000 hectares dedicated to growing wine 
(Ministry for Primary Industries, 2017a). Chapter Six illustrated that several pastoral 
stations have diversified their revenue streams into horticultural and viticultural crops. 
A few examples include the diversification of Mt Pisa’s flat paddocks into 80 hectares of 
horticulture and the 23 hectares of viticulture on Northburn Station (Northburn Station, 
2017; Deep Creek Fruits, 2021). 
 
The horticulture and viticulture sectors have played a critical role in developing the 
Cromwell Basin’s identity in the last decade. KI 7 elaborated this by indicating that: 
“Cromwell was struggling for a new identity and ever since then the wine industry has been 
a big part [reshaping] of it,” and KI 5 amplified this point further by stating, “I feel that the 
first change was around, I guess the amount of horticulture and viticulture that's gone up 
like I think that's quite a visible change.”  
 
Both ideas of land use and identity align with the theory of productivism and post-
productive landscapes. Productivism is the intensification of agriculture (Mathers et al,. 
2006) that develops into the idea of a post-productive landscape, and this identifies that 
the transformation of rural landscapes from the dominance of agriculture towards 
enhancing amenity values, cultural landscapes and ecosystem services (Woods, 2011; 
Almstedt et al,. 2014). The vines and orchards are considered sophisticated landscapes 
that provide specific aesthetic amenity values and create a landscape that supports 
tourism and recreational in-puts. Similarly, those landscapes support a budding 
employment industry that also aligns with the identity. Though it is difficult to quantify if 
these sophisticated crops are the measure of a productivist landscape, KI 11 and KI 19 
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specified that they provide much more than just the export and employment value, that 
instead, it transformed the landscape; KI 11 describes this: 
 
“I think that the vineyards have transformed Cromwell and the whole of Central 
in more significant ways than just creating a landscape. Because when you have 
a wine culture, very soon afterwards, follows a coffee culture, follows a 
restaurant culture.” 
 
The findings suggest that rather than acting in silos, the productivist and post-productive 
land use act alongside each other in a co-dependence manner. Therefore, rather than 
working in chronological order as suggested in the literature, they act in tandems. The 
move towards a niche product base of high-quality products has allowed the rural 
industry to diversify while also maintaining the sectors that have placed the Cromwell 
Basin’s agricultural foundation.  
 
7.2.2 Overspill from the Queenstown Lakes District 
Another notable factor for the growth Cromwell has been experienced over the last thirty 
years has been the growth in the neighboring Queenstown Lakes District (QLD). 
Queenstown and Wanaka have been experiencing unprecedented growth due to the 
natural landscape’s idyllic nature and its place promotion as the ‘adventure capital of the 
world’ (Woods, 2011). The development of the high-end tourist sector has significantly 
influenced the growth of Cromwell. This was driven by the opening of Queenstown 
International Airport in 1935, which in 2019 received 2.39 million domestic and 
international passengers annually, an average increase of seven per cent compared to the 
previous year of 2018 (Queenstown Airport, 2019; 2021). The revenue brought in by the 
Queenstown Airport contributes $526 million to the QLD GDP (Queenstown Airport, 
2019). The airport development has maximised its expansion options and has limited 
industrial growth in the Queenstown Basin (Flight Plan 2050, 2021; Queenstown Airport, 
2021). 
 
Many informants specified the increase in permanent residents moving to the area for its 
relaxed lifestyle, affordable housing, and rural ideals that Queenstown does not have. 
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This has been the leading factor for more respondents for relocating to the Cromwell 
Basin, with KI 3 describing their desire to relocate from Queenstown due to:   
 
“I grew up in Queenstown, and I have seen what it was like to grow up there. 
I've never had a desire to return to that kind of lifestyle, and it’s all very fast-
paced and keeping up with the Joneses based on how much money you've got. 
Plus, everything is so expensive that you need to be on that treadmill or else you 
fall off.” 
 
Informants also brought to light the relaxed environment and access to facilities in 
proximity to residents homes. This is a stark difference in comparison to the fast-paced 
urban environment in the tourist capital of Queenstown. The access to facilities, such 
as, two supermarkets, sporting facilities and several primary and secondary schools, 
has provided a more country ambience, than Queenstown and Wanaka’s urban 
environments. This aligns with Halfacree (1994) ideas of counter urbanisation, the 
desire of moving to a rural location in search of a rural idyll.  
 
Woods (2011) described the growth in the QLD as transforming the demographic base 
of the region, attracting wealthier residents causing a drive up in the price of housing. 
In April of 2021, the median house price in the QLD was $1.2 million, an increase of 
41.2% from April 2020 (Lindsay, 2021). In comparison, Cromwell’s median house price 
sits around $670,000, with an average rent price of $500 (Harcourts, 2020). This 
indicates the sheer difference in price suggests the growth in housing production 
within the Cromwell Basin, with two newly consented subdivisions: Prospectors Park 
and Wooing Tree, which will increase the supply levels of dwellings in the Basin. A 
second housing factor that has influenced growth in the Cromwell Basin has been the 
increase inaccessibility for affordable rental accommodation in the QLD. KI 17 outlined 
that he knew of workers sharing a single room, “one on night shift, one on day shift” due 
to the lack of available rooms. The QLD also contains one dominant economic sector of 
tourism that is typically low skilled and paid (Woods, 2011).  This complexity in access 
to rental accommodation and tourist dominant labour force of the QLD to relocate to 
Cromwell and further afield to stay afloat financially. This speculation has been 
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confirmed, with several respondents indicating that they live in Cromwell due to their 
ability to get ahead financially.  
 
7.2.2.1 Location on Key Transport Nodes  
Cromwell’s central location alongside the critical transportation networks has supported 
its industrial sector growth. Another factor influencing its growth is Cromwell’s central 
location on crucial transport nodes and its proximity to Queenstown, Dunedin, 
Invercargill, and Christchurch. Several informants spoke of relocating businesses from 
Queenstown and Wanaka to Cromwell in search of cheaper land and its location along 
key transport routes. KI 7 elaborates this further: “Cromwell has grown because of what’s 
occurred in Queenstown; that’s partly because of positioning as an arterial route for trade 
and transport.” KI 20 also describes Cromwell’s location as being on the cusp of truck 
drivers’ maximum driving hours to/from Christchurch. Waka Kotahi (2021) specifies 
that a driver may not exceed 13 cumulative driving hours in a single day; this includes 
rest times that are to be taken every 5 ½ hours. Therefore, making it the most appropriate 
location for a future industrial expansion for the Central Otago and QLD region.  
 
Industrial growth has exploded in the last decades in the Cromwell Basin, due to low land 
costs and its central location. The spatial plan also outlines the need to expand industrial 
development on the southern side of the township. This growth was identified to take 
place along the south corridor with an available of 34 hectares and east towards State 
Highway 6 with the available ten hectares. The additional 44 hectares will free up land 
for future expansion without impeding on existing residential development. Many see 
this growth as being relatively positive for the township and its economic industry (Key 
Informant 7 and 11, 2021). This is because the many new industries brought into the 
town, causing it to diversify to a multifunctional economy.  
 
On the other hand, this rapid industrial growth has taken many vital businesses out of the 
town centre precinct (Key Informant 10 and 12, 2021). The abundance of space and 
cheaper rents has encouraged businesses to migrate to the south of the township, leaving 
the local mall “practically empty” (Key Informant 12, 2019). This has caused a disjoint of 
the town, which is reflected in the depiction of the town centre lying towards the north 
of the town and the ever-growing industrial precinct lying towards the south (refer 
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Figure 21). Additionally, this confuses new migrants and tourists to the township and has 
been pinpointed as a key area of concern by the CODC (Central Otago District Council, 
2019; Key Informant 13, 2019). 
 
 
Figure 21: Precinct based spatial planning approach in the ‘Eye to the Future’ masterplan  
(Source: Central Otago District Council, 2018b). 
 
7.2.3 Retirement and Lifestyle Migration  
Another factor influencing growth in the Cromwell Basin has been the increased number 
of residents migrating for retirement and lifestyle purposes. As described in Chapter Six, 
86 respondents identified that the amenities and natural beauties, as well as the desires 
of a rural lifestyle, were their main drawcard. This has been attested to the Cromwell 
Basin being a sunbelt location that influences people choosing to relocate here. KI 11 
describes those who migrate here for various reasons based on their stage in life, 
“younger ones come here for employment and the lifestyle, I think older ones come here for 
lifestyle.” The respondent’s information depicts a correlation between age and the reason 
for migrating to the Cromwell Basin. Figure 22 represents that respondents over 45+ 
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were more likely to relocate to the Cromwell Basin for lifestyle and climate purposes 
Some also indicated that the safe and friendly community also played a critical role in 
their decision. Furthermore, those respondents under the age of 45 were more likely to 
relocate for job opportunities or family relocated for work. This backs up KI 11 comment 
on those who choose to relocate here. 
 
 
Figure 22: Age of the respondents and the reason for migrating to the Cromwell Basin. 
 
To reiterate this point further, the masterplan process was surveyed to gather 
community feedback on the values of the community (Central Otago District Council, 
2018b). Of the 461 people who took part, 46% outlined they liked the community and 
lifestyle, and 37% liked the recreational amenities and facilities readily available in the 
Cromwell Basin (Central Otago District Council, 2018b). These lifestyle amenities have 
been identified as being one of the contemporary driving factors of growth. The lifestyle 
change has been linked with the evolution of counter urbanisation processes. 
 
7.2.4 Demographic Context 
Cromwell has experienced significant growth over the last decade, driven by the changing 






















residents lived in the COD, an increase of 3.4% since the 2013 census (Stats NZ, 2018; 
Central Otago District Council, 2019c). Table 9 demonstrates the evolving population 
change between 2006-2018 from the District level to the Cromwell Basin figures (Stats 
NZ, 2018). This data shows that the COD as a whole has experienced growth, but the 
Cromwell Basin has sustained a substantial portion of this growth, growing by 73% 
between the 2001 and 2013 Censuses alone (Central Otago District Council, 2019c). This 
proportion of development has been so significant that it has overtaken the largest urban 
township of Alexandra in the 2018 census with its population of 5,472 residents (Stats 
NZ, 2018).  
 
Table 9: Population Change within Central Otago District and the Cromwell Basin (Source: 
Stats NZ, 2018). 
Population Change within Central Otago and the Cromwell Basin. 
 Central Otago District Cromwell (East + West) Lindis/Nevis Valley Total 
2006 16,644 3,746 1,149 4,895 
2013 17,895 4,341 1,677 6,018 
2018 21,558 5,610 2,391 8,001 
 
Informetric (2020b) data indicate that the 2020 population equals 9,420 residents. The 
Cromwell Community Board (2020) predict the population to reach 12,000 residents by 
2048. This is a dramatic increase from the 900 permanent residents that resided here 
before the construction of the dam (Perkins et al,. 2015). However, following the 
construction of the Clyde Dam, the population plummeted to below-average levels. KI 5 
and 14 describe that following the dam’s conclusion, large proportions of the dam 
population relocated to other townships, following the ‘think big’ projects. This caused 
the rise in available housing stock, industrial growth and a reduction in business 
confidence in the area. Subsequently, this caused an increased supply of housing stock in 
relation to the proportion of the population that resided in the town (Key Informant 5, 





Figure 23: Population growth in the Cromwell Basin between 1997-2021 (Source: 
Infometric, 2021b). 
 
Table 10: Percentage of the Cromwell Basin and New Zealand Population Aged 65+ (Source: 
Stats NZ, 2018). 
Percentage of the Cromwell Basin Population that is 65+ 
 Cromwell East Cromwell West Lindis/Nevis Valley New Zealand 
Male 19.9% 16.7% 19.8% 14.3% 
Female 20% 19.1% 17.6% 16.1% 
Median Age 41.7 39.0 46.5 37.4 
 
Like national trends, Central Otago and Cromwell have a considerable proportion of older 
residents (Central Otago District Council, 2019c). New Zealand is anticipated to have a 
growing elderly population with an expected to have 1.2 million people over the age of 
65 in 2034 (Ministry of Social Development, 2021). On a district level, it is predicted that 
the proportion of residents aged 65+ will exceed 30% of the population by 2028 (Central 
Otago District Council, 2019c). Conversely, the Central Otago District Council (2019c) and 
Stats NZ (2018) outline a declining number of people between the ages of 15-64 years. 
This triggers several challenges, due to its location, and proximity. The main hospital is 
located in Dunedin, and the number of elderly residents relocating to the area is 
increasing (Central Otago District Council, 2019c). This will be described in more detail 
in section 7.5.1.1 below. 
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To elaborate these points further, New Zealand’s current demographic population is 
ageing, and this pattern is not dissimilar in the Cromwell Basin (Stats NZ, 2018). Of those 
8,001 residents located in the basin, a large proportion is over 65+, as shown in Table 10 
(Stats NZ, 2018). The 2018 Census data also suggests an ageing population by the median 
age of the population. As stated in Table 10, the national median age is 37.4, with the 
median age for the Cromwell Basin being 42.4 (Stats NZ, 2018); this outlines an age 
disparity of five years between the national, local age demographics. Therefore, there is 
a distinct correlation between the age of respondents and those who choose to relocate 
to specific areas.  
 
In addition, this also links with the age of respondents and the reason they chose to 
relocate to specific areas. As described previously, those respondents who chose to 
relocate to the Cromwell Basin for lifestyle and climate purposes were typically 45+ 
years. These respondents also indicated that a safe and inviting community influenced 
their decision to relocate. The inviting, relaxed lifestyle is not solely driven by economic 
factors but rather a quest to improve an individual’s quality of life (Tokington, 2012). The 
fast-paced cities are not ideal causing the elderly to look afield to amenity-rich, slow-
paced locations (Bosworth, 2010). 
 
7.2.5 Conclusion 
This section has delved into the historical land use and how this has impacted the current 
use of land. It’s evident by examining the overlapping land use that each industry leans 
heavily on each other to be sustainable. Historically, the gold mining industry lent on the 
pastoral sector to free land and waterways for mining use. This mutual relationship had 
been shared both ways, when the miners relocated away from the land, leaving the 
remains of the water races that farmers re-used to transport water around their farms. 
Presently, the viticulture and horticultural sectors lean on the pastoral industry again to 
free land for crops and Lake Dunstan for providing available irrigation for sustainable 
production of crops. Further still, the tourism sector relies heavily on the pristine natural 
landscape that has been shaped by the gold mining, pastoral, Clyde Dam and Lake 
Dunstan and the viticulture and horticultural sectors. The following section will delve 
into the ramifications of major development projects on a small town, looking specifically 
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at the impacts of Clyde Dam and Highlands Motorsport Park on the physical, social, and 

















































7.3 Major Development Projects in the Cromwell Basin. 
The previous section has described the historical impacts of a transformation of the rural 
landscape. The evolution of the rural countryside has dramatically affected on the values 
the community holds for the natural landscape surrounding them. Upon further 
investigation, the influence of major development projects also impacts how the 
community views the landscape.  
 
The section will look at the significance of past major development projects have on the 
Cromwell Basin. The transformation of physical space has modified how the Cromwell 
community markets itself to an international audience while promoting a positive place. 
This section will discuss the role major development projects have on the physical 
transformation of a small town and rural space while also identifying how they cause 
strains on the community and infrastructural services. It will also look to provide 
potential recommendations in the future with future major development projects. For 
this analysis, the impacts of previous major development projects will be applied to the 
future projects that have been proposed for the area.  
 
7.3.1 Major Development Projects 
The impacts that major development projects have on small towns is undeniable. Major 
development projects are defined as large-scale, complex ventures that take years to 
develop and construct and involve several public and private partnerships (Fiori and 
Kovaka, 2005). For this project, two major development projects: Clyde Dam and 
Highlands Motorsport Park, will be examined to determine their impact on a small town.  
 
7.3.1.1 Clyde Dam  
The Cromwell Basin is drained by two major river systems, the Clutha, and Kawarau 
Rivers, where the gravel deposits originated from glacial advancements 16,000 years ago 
(Youngson and Craw, 1995). These two river systems both drain into what is now called 
Lake Dunstan, which is backed up behind the one million cubic meters of concrete that 
make up the Clyde Dam. The Clyde Dam has played an integral part in Cromwell’s 
development. An estimated 280 people lost their homes during the filling of the lake, 
some families had held for generations. As such, approximately six sheep farms and 17 
orchards were submerged, and a further 25-30 homes were somewhat affected by the 
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flooding (Curious Kiwi, 2013). These figures were backed up by KI 5 that indicated that 
though the population was small, the submergence of the land from the dam caused 
widespread alterations and long-term transformation to peoples’ livelihoods.  
 
The transformation of the landscape was widespread and caused several opportunities 
for the future of the Cromwell Basin. Upon reflection, the creation of the dam for 
hydroelectricity allowed New Zealand to advance in the nation’s goal to reduce climate 
emissions. Before Muldoon’s ‘think big’ projects, New Zealand relied heavily on imported 
fossil fuels from coal for electricity generation in the late 1970s. This reliance became 
apparent during the oil crisis that saw prices increases significantly from US$12 a barrel 
to US$19 (Curious Kiwi, 2013). This has allowed for a reduction in climate-related 
emissions that is aligned with the national interest. 
 
This reflection allows us to see the dam’s impact on a national scale, but it’s the local 
context that has seen a significant amount of change. When asked about the main driver 
of growth in the Cromwell Basin, approximately 40% of respondents indicated that the 
construction of the Clyde Dam and subsequent filling of Lake Dunstan was a significant 
factor. This was a surprising factor when 90% of the respondents were not living in the 
Cromwell Basin during the dam’s construction. Therefore, those who have relocated to 
the area since the dam may only visualise the final product without considering the 
landscape before the redevelopment. The permanent resident population of the small 
community before the dam construction was around 800, but this grew to approximately 
2,000 residents during the dam’s construction and its associated development (Key 
Informant 5, 2021). The growth has been credited to the in-direct industries that have 
been set up to work alongside the dam’s construction; these include butcheries, health 
care centers and bakeries.  
 
As the literature suggests, sunbelt locations as being associated with the out-migration of 
skilled labour, educated and enthusiastic youth, and the creative class from rustbelt cities 
to locations including selected small towns that contain strong amenity values (Stimson 
and Minnery, 1998; Poon and Yin, 2014, p. 287) Cromwell has been characterised as 
being a ‘lakes sunbelt destination.’ Cromwell is seen as an attractive hot spot with access 
to recreational amenities, like hiking, mountain biking and water skiing. In addition, its 
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close proximity to tourist hotspots, like Queenstown and Wanaka, make it an attractive 
place to relocate. This is backed up further by KI 3: “The fact that they made that lake, it 
leads to Cromwell being viewed as more of a holiday town and is more of a place more of a 
desirable place” and a respondents comment “a home that feels like a holiday all year 
round.” The idyllic nature of the landscape, alongside the recreational aspects that draw 
residents and tourists to the area.  
 
7.3.1.2 Highlands Motorsport Park 
Highlands Motorsport Park was established in 2013 by private developer Tony Quinn in 
2013.  Whilst many key informants identified that the scale of Highlands didn’t create the 
exact physical change in landscape as the Clyde Dam did, it put Cromwell on the map as 
a premier destination. KI 9 felt the premier motorsport destination was in-line with the 
“high-value quality products” that Central Otago is well-renowned for producing; these 
include “world-class merino, pinot noir, cycle trails, fruit exports and tourism.” The 
literature describes this as a form of place promotion when locations promote their 
unique qualities on the global market to attract future residents or tourists (Morris, 
1988). A common comparison for motorsport events and place promotion is the role of 
Formula One events. This strategy maintains elements of both cultural and urban 
economies, marketing the culture of a city (Lowes, 2018). The scale of place promotion 
and marketing is commonly researched on a larger scale, with the likes of Olympic and 
Commonwealth Games, Football World Cups and F1. The scale of Highlands is 
considerably smaller in comparison. It employs approximately 25 full-time staff and up 
to 50 part-time staff in the peak season; most, if not all, of the staff, are sourced locally, as 
the company has a big emphasis on supporting local communities. 
 
7.3.2 Repercussions of Major Development Projects 
When considering the physical transformation of space, it cannot be understated the 
influence that Clyde Dam has had on the physical landscape, with the most significant 
change being on the horticultural and pastoral landscape. On the other hand, Highlands 
has increased business confidence in the community. The following section will examine 
the physical changes that have occurred across the Cromwell Basin. It will also delve into 
how these projects impact social cohesion while looking at their influence on the 
economic output of a small town.  
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7.3.2.1 Physical Ramifications of Major Development Projects 
Without question, the creation and subsequent filling of the Clyde Dam and Lake Dunstan 
have transformed the rural landscape physically.  Several KI’s who resided in the area 
before the filling of Lake Dunstan suggested it had a tremendous impact on livelihoods of 
the residents. Before the dam’s construction, Cromwell was chosen as the administration 
hub for the project, which would result in an additional 450 homes (Central Otago District 
Council, 2019b). The new subdivision on the western side of Barry Avenue was 
constructed to house the workers and the families of those working on the dam. The 
homes were grouped in small cul-de-sacs, with greenways connecting the three local and 
emphasising on connected and safe communities that were free from the dominance of 
traffic, as shown in Figure 24 (Central Otago District Council, 2019b). The purpose of the 
greenways was to enhance safety and enable children to travel around the town without 
having to “cross a major roadway” (Central Otago District Council, 2019b, p.13). In 
addition, Lake Dunstan threatened to destroy the old main street of the township. 
However, the local community response was to relocate the building to higher ground to 





Figure 24: Aerial image of the Cromwell township (Source: Central Otago District Council, 
2019a). 
 
The creation of Lake Dunstan, as described previously, has also allowed for the 
development of a microclimate that is unique for the growing of wine. KI 19 describes the 
semi-continental climate and the free-draining schist soils as appropriate for growing 
grapes. Furthermore, upon reflection, he elaborates this further by describing the 
expansion of viticulture crops in Northburn, Bendigo, Lowburn, Pisa Moorings and 
Bannockburn, transforming what was once pastoral rural land. Approximately 60% of 
the development has been attested to the increased access to irrigation by Lake Dunstan 
and surrounding aquifers. The expansion of the multi-functional rural landscape has 
allowed Cromwell to combat the functional decline, as the bulk of the literature suggests 
(Woods, 2011; Leach, 2013; Nemac and Pel, 2019). 
 
When considering the transformation of the rural environment, it’s evident that the 
construction of multi-dimensional economic sectors has assisted the multi-functional 
landscape. Highlands Motorsport Park was constructed on a rural resource area on the 
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outskirts of the urban framework. This site was specifically chosen as its located on the 
SH6 that connects Queenstown with Cromwell, and it was found to be a sufficient distance 
out of town to limit noise pollution (Quinn, 2016). The project was considered abnormal 
for an RRA as the objectives and policies do not support tourism-related activities in rural 
areas (Central Otago District Council, 2008). However, due to the basin having similar 
activities, such as Speedway and Jet Boating, the project was considered aligned with the 
communities values with KI 7 specifying that: 
 
“People had enough lateral thinking to be like this will be okay …. if you looked 
at what the communities want, that's [motorsports] in their DNA, this is what 
makes Cromwell unique from other places around Central Otago and New 
Zealand.” 
 
7.3.2.2 Social Tensions associated with Major Development Projects 
Major development projects often have significant and disruptive, environmental, and 
social characteristics. In the case of the Clyde Dam, it threatened an entire river 
ecosystem and the cultural heritage constructed during the gold mining era. As such, this 
causes massive tension between those who develop these major development projects 
and those who want to protect the natural and built environment. KI 14 describes the 
tension between the existing residents and the responsible government Ministry to save 
the historic buildings that dated back to the original gold rush. This tension was resolved 
by the community when they banded together to relocate the buildings to preserve the 
heritage character of the Cromwell Basin. This example was also applied to the inclusion 
of facilities that the future lake would displace; KI 5 describes these below: 
 
“Any facilities that were going to be displaced by the lake were replaced e.g. the 
old swimming pool taken over by the lake (now have a new, improved heated 
swimming pool). The council got funds from the Crown for this development, 
and it was paid back for through Cromwell’s rates. Around 30% of the Cromwell 
rates had to go back to pay that loan off. Those who negotiated also put in place 
the ability to get money for community facilities, such as the squash club and 




This positive method allowed communities to establish connections that facilitated 
residents to put down roots. The hard-working community demonstrated a form of 
social capital, or the co-operation amongst groups that would enable communities to 
respond to challenges they face within their communities (Woodhouse, 2006). The 
active community response to the major development project demonstrated the 
communities willing to do what’s best for the collective interest. However, a critical 
concern that was identified further by KI 5 was the inevitable ‘what if’ scenario if these 
communities decided to move on to the next major development project: 
 
“The key concern was what happens if we don’t keep our resident rate base 
and there is no one here when the project finishes. The community worked 
very hard to get an excellent deal that they could sustain into the future.” 
 
The social license was a common factor that was reiterated throughout informant 
interviews and responses. This fine line on whether projects require this or not has been 
debated in the mainstream media. The national planning process under the RMA has a 
fine line of community involvement through submissions. This is the role of the RMA to 
provide a voice for small-town communities to vocalise their concerns, admiration, and 
ramifications of proposed projects. However, as KI 11 often pinpointed, those voices that 
are vehemently opposed to future development or projects are those that are heard more 
strongly. So, this leaves the debate of social capital and what role should this play in future 
projects? The mandate for a new future-proofed act that follows the interest of climate 
change, accessible development and protecting the natural environment has already 
been addressed by the Central Government by including of the Natural and Built 
Environment Act, Strategic Planning Act, and the Climate Change Adaption Act. 
 
But, on a more local level, how are voices heard equally? Selman and Barker (2007) 
suggested that rural planning lacks an immediate tier of decision-making and resources. 
Urban planning departments or local councils can positively or negatively interject over 
land use allocation (Selman and Barker, 2007). Therefore, there is a lack of control over 
rural resource areas (Selman and Barker, 2007). The study suggested that collaboration 
was more effective than consultation when working in rural environments and with 
external bureaucratic processes. Selman and Barker (2007) proposed that change in the 
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rural sector would be supported by providing a balance of interests; therefore, aligning 
interest groups together to achieve the desired outcome. Whereas consultation under the 
RMA isn’t performed timely, appropriate, or inclusive (Borrie et al,. 2004). Borrie et al,. 
(2004).  suggested that Territorial Authorities and Regional Councils should be prepared 
to seek out affected parties rather than expecting them to submit against proposals. 
Communities were also not being consulted at the appropriate time. The consultation 
was focused on the beginning of the consenting process and diminished in the final 
stages, which were most critical (Borrie et al,. 2004). 
 
Another example of a post-construction initiative has been the expansion of community 
events at Highlands Motorsport Park. The facility aims to improve community bonds by 
hosting several annual free events. Some examples include fun runs around the 4.1km 
circuit that fundraisers money to support prostate cancer research, easter egg bunny 
hunts, primary school Christmas carols, and go-kart racing (Highlands Motorsport Park, 
2021). KI 9 attests that the success of Highlands Motorsport Park is the creative and 
engaging community it resides in. Therefore, KI 9 feels as there is a responsibility to give 
back to the community.  
 
7.3.2.3 Business Confidence and Place Promotion  
When considering the market today, major development projects in the Cromwell Basin 
have not relied heavily on the government sector. Instead, they lean towards private 
investment. This is notable when considering the construction and operation of 
Highlands Motorsport Park, when a wealthy developer that originated in Scotland, now 
resides in Australia, and spent a small portion of his life working in Dargaville, New 
Zealand, decided to reinvest his income into a multi-million motorsport park in the 
Cromwell Basin. Quinn had a further desire to keep the business employed by residents 
who had local knowledge of the region. This confidence has allowed the residents to 
participate in a large-scale tourism venture by kiwis for kiwis. KI 3 and 9 described these 
points respectively: 
 
“I think Highlands was just kind of lucky really and I think we were just lucky 
that this guy decided, it was the right place, it certainly put us on the map, that's 
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for sure” and “I think that fundamentally, we [Highlands] have given immense 
credibility and confidence to the business sector of Cromwell.” 
 
Place promotion was rationalised by Zimmerbauer (2011) to enhance the regional 
identity by finding distinguishing features different from other regions. CODC tourist 
strategy aims to improve the regional assets while also delivering high-value visitor 
experiences (Central Otago District Council, 2018). Identifying what makes the region 
unique and maintaining a brand identity allows the Cromwell Basin to enhance the 
qualities that make them unique from the surrounding regions (Zimmerbauer, 2011). 
Tourism Central Otago aims to promote the Cromwell Basin as a magical, recreational 
playground containing equidistant natural landmarks while promoting nature’s 
confectionery – cherries and the distinctive wine industry (Central Otago District Council, 
2018a). Another characteristics that is promoted is the innovative tourist space, in terms 
of a motorsport hub with the inclusion of a technology and innovation hub in the 
Highlands Motorsport Park complex (Key Informant 9, 2021). This aims to find creative 
and innovative solutions to alternative energy motorsport and “raise the standard” New 
Zealand have always excelled (Paddon, 2020 Key Informant 9, 2021). 
 
A major development project’s benefit of a future place promotion may expand further 
than just the Cromwell Basin. Like the proposed airport, a future project may be in 
proximity to other significant tourist hotspots, such as, the Mackenzie Basin. This hotspot 
is in a ‘lakes sunbelt destination’ that sits at the base of the tallest mountain, Aoraki/Mt 
Cook and longest mountain range, the Southern Alps (Key Informant 20, 2021). The 
distance away from crucial tourist hotspots will allow for more dispersed revenue to be 
spent across the whole Central Otago/Queenstown Lakes/Waitaki and Mackenzie 
Districts. This will positively influence business confidence across the smaller districts.  
 
The potential increase in tourists and foot traffic may impede the small district councils 
to deal with the infrastructure overflow. To detail this further, the permanent 
residents/homeowners pay local councils to cover infrastructural and council costs. QLD 
is significantly under-resourced to deal with urban-related issues while also having a low 
rate-paying base, leading to limited decision-making ability. A fear identified by several 
informants was the limited access to funding resources that would be made available if 
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this future major development project went ahead (Key Informants 10, 15 and 16, 2021). 
This fear stems from what’s happening in the neighbouring QLD and its effect on the 
Central Otago, Waitaki and Mackenzie Districts.  
 
7.3.2.4 Strains on Infrastructure  
The construction of major development projects has also caused significant strains on the 
infrastructure network. Based on the case study examples, the costs of the initial 
developments were covered by both private and public agencies. For example, the 
construction of Highlands Motorsport Park was constructed and paid for by a private 
developer. In comparison, the Clyde Dam project was a much more complex Local and 
Central Government venture. The Central Government MoWD provided the funding for 
the Upper Clutha Development Project and, before the dominance of neoliberal 
privatisation, were entirely government-funded projects. This saw the employment of an 
additional 200 workers to complete roading projects around the Cromwell Basin and 
thousands more on the dam and tunnelling project themselves (Ministry of Works and 
Development, 1987).  
 
However, when the community desired more infrastructural projects or community 
facilities, they could bind together and lobby the MoWD. KI 5 spoke of the courageous 
community efforts to construct a public swimming pool, wastewater and drinking water 
schemes. They agreed with the MoWD to fund the project, and the community would pay 
back this loan on their territorial authority rates. The loan was subsequently removed 
following the dismantling and privatisation of the MoWD, when only 30% had been paid 
off (Key Informant 5, 2021). The community faced the challenge and fought hard to get a 
good deal from the inevitable changes occurring.  
 
Kamols et al,. (2012) suggest that the development of regional and international airports 
plays an essential role in the future development of surrounding cities and areas. For 
example, air carriers contribute 79% of the airport infrastructural services (Kamols et al,. 
2012). When airport developers consider opening a greenfield airport, accessibility is the 
main factor (Kamols et al,. 2012). This is to ensure that there is adequate demand for new 
businesses, reduce arterial road congestion and support the functions of the project. 
Compared to the local context, the infrastructural provisions to service the urban 
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township already exist to service the potential 10,000 residents (Key Informant 13, 
2021). The current urban population equals 5,610 residents. If this were to increase to 
the project 12,000 by 2048, sufficient works would need to be undertaken to the three-
waters infrastructure serviced by the CODC (Stats NZ, 2018; Cromwell Community Board, 
2020). 
 
7.3.2.5 Going Forward 
Based on historical evidence of major development projects in the Cromwell Basin – it’s 
clear that moving forward with a proposed airport would not be outside of the realm of 
significant projects. The construction of the Clyde Dam in the late 1980s transformed the 
physical, environmental, and social landscape of the Cromwell Basin. Subsequently, 
Highlands Motorsport Park assisted in improving business confidence in the area.  
 
The indirect effects of future major development projects like airports are difficult to 
quantify, especially in the literature. Kamols et al,. (2012) estimate that airports 
encourage a 20% increase in investment increase in the surrounding activities, a 30% 
increase in innovative technology, and a 40% increase in employment opportunities for 
public service, tourism, and aviation-related activities. This investment and flow-on 
effects for the proposed airport could steam a lot further with tourism and industrial 
related activities being close to Cromwell. In addition, those tourists who must travel 
through additional centres may spend more money in various districts rather than being 
isolated to the QLD, providing more diversified opportunities for surrounding 
communities, who have lost out on harnessing tourism revenues. In addition, as 
described previously, Cromwell, due to several factors, has become the logistics hub for 
industrial service for the Central Otago/QLD, as such, the movement of an airport will 
assist in the future endeavours of harnessing industrial growth, again supporting the 
districts need to maintain a diversified economy. However, a fine line will be crossed 
between economic investment and maintaining the identity of the Basin that makes it a 
unique and special place to live.  
 
The current planning system has allowed for future development to take place that fits 
inside the basin’s identity. Cromwellians share a love for a diverse economy, a critical 
theme shown in several respondents’ answers, with many specifying that’s what draws 
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them to the area. However, another large proportion of the residents also outlined the 
desire for a quiet, peaceful lifestyle away from the hustle of the urban environment has 
also been their drawcard for relocating to the district. 
 
7.3.3 Summary 
The influence of major development projects on the Cromwell Basin is undeniable. The 
construction of Clyde Dam and subsequent filling of Lake Dunstan has significantly 
transformed the physical landscape, causing a microcosm that suits a distinctive 
viticultural industry. Highlands Motorsport Park has influenced business confidence and 
ability to promote Cromwell as a destination through place promotion. However, major 
development projects also come with associated social tensions, such as losing valuable 
historical buildings and limited community consultation, which inhibit the success of the 
projects. 
 
The following section will explore the relevant limitations and strengths of the current 
planning system. These limitations and strengths will be presented together in a balanced 
way to encapsulate the wide range of leadership and planning systems that support a 



















7.4 Planning Implications and Community Leadership 
The previous sections have described the drivers of growth and the effects these have on 
small towns. This section aims to identify how the current planning framework supports 
or hinders small-town growth, while assessing the effectiveness of the policy framework. 
Several KI brought up the significance of the planning process and how that will shape 
development into the future, with specific reference to the masterplan process and recent 
subdivisions on the outskirts of the township. This section will also examine creative 
responses to the social implications of growth. Several KIs identified visionary leadership 
and community-based reactions as a success factor for improving the outcomes of small 
towns.  
 
The various respondents and informants from various sectors outlined a range of 
different perspectives and opinions on the planning provisions and community 
governance sectors. This section will recognize the limitations and strengths of the 
current regulatory and non-regulatory planning system while discussing how these 
frameworks may support growth into the future. A key factor to be noted was that the 
key informants spoke of their personal experiences of the current planning situation in 
the Cromwell Basin. These included the current issues and concerns the informants had 
over recent decisions surrounding the Memorial Hall, The Mall, Masterplan process and 
other recent approvals of subdivisions on the outskirts of town. 
 
7.4.1 Limitations of the Current Planning System 
Several factors were identified as a limitation of the planning system. The following 
section will describe the respondents and informants’ feedback on what they thought was 
the limitations of the current planning system. It will also explore the shortfalls of the 
local Territorial Authorities and how respondents and informants perceive them.  
 
7.4.1.1 Reflections on the ‘Eye to the Future’ Masterplan Spatial Framework 
As described previously, the Cromwell ‘Eye to the Future’ Masterplan Spatial was 
established to guide how and where growth can occur over the next 30 years (Central 
Otago District Council, 2019a). Residents of the Cromwell Basin were asked about their 
current opinions on the minimum allotment sizes of the existing residential areas. 
Residents voted to change the minimum allotment sizes to the desired CODP size as 
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described in the previous section. This allows for infill development to occur, which frees 
up available land in the township. Residents choose this option in favour over expanding 
the town to the northern or southern corridors (Central Otago District Council, 2019a). 
As such, the densities and typologies of housing may have to diversify to accommodate 
the additional growth. The plan predicts this may come from redeveloping the Cromwell 
Golf Course, Freeway Orchard, Sey Hoy Estate, North Cromwell and The Chalets that all 
lie in the urban framework. It predicts that these greenfield developments could 
contribute to an additional 1,132 homes (Central Otago District Council, 2019a). It is 
expected that the small settlements surrounding the township could accommodate an 
additional 270 homes. Still, they may come at the cost of the rural lifestyle and character 
of the area (Central Otago District Council, 2019a).  
 
Various methods of intensification may also include infill development, semi-attached 
terrace houses and duplexes, all of which will fit the urban framework’s existing 
character. Expansion, however, has been pinpointed to the urban fringes that are still in 
proximity to the town centre and arts & culture precinct. All expansion development in 
the plan has also been identified within an 800-meter walk/cycle to reduce the need for 
residents to own and use a motor vehicle (Central Otago District Council, 2019a). 
Residents in the consultation process voted upon these forms of intensification; however, 
the most appropriate locations of where this takes place in the urban framework has been 
debated, with KI 11 outlining:  
 
"It was a fascinating process [master plan process] within Cromwell. We are 
expecting to have 13/14,000 people within the next 20-30 years. What are we 
going to do? Do you want us to develop Bannockburn and Pisa? Nope. Do you 
want us to develop farmland? Nope. Do you want us to develop up the hills? 
Hell no. In the end, they came to the only logical conclusion, which was we need 
to go up in the urban footprint, we've got to so we don't destroy a lot of what 
makes the place magnificent.” 
 
The spatial plan fails to identify a potential future major development project that may 
require any significant infrastructural. The Cromwell ‘Eye to the Future’ Masterplan was 
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constructed before the proposal of the Tarras Airport, and the significance of these effects 
are not outlined in the spatial plan.   
 
7.4.1.2 Subdivisions  
When considering the extensive subdivision works that have taken place over the last 
decade, the respondents and informants identified that developers are leading the 
expansions. All of the four recently approved large scale subdivisions have been 
undertaken by local private developers. Such developments have been undertaken by 
members of the local community, who have had, and continue to have a long-standing 
history in the community. For example, the developer of a subdivision in the Western part 
of town was a long-standing volunteer in community activity and who has also owned 
several businesses since the construction of the Clyde Dam. However, the residents feel 
as the primary sector is dictating how the rural land is evolving. KI 10 said how the rural 
sector is changing the recreational value of the landscape; however, this wasn’t 
mentioned with any negative connotation. KI 10 also spoke of how recent subdivision 
consents in the rural landscape were, in his opinion, inappropriate and did not seem to 
be managed effectively, considering the ‘eye to the future’ masterplan aimed to densify 
the urban framework. A perspective that was voted upon during the communities 
consultation period for the master plan.  
 
Another theme raised by KI’s was the sense of irritation regarding the out-of-date CODP. 
The concerns stemmed from how the objectives and policies are not aligned with the 
current state of the environment and that the CODP began preparations in 1998 and was 
made operative in 2008 (Central Otago District Council, 2008). KI 14 spoke of their own 
experiences preparing their land for a subdivision located in the urban framework but 
was zoned as a RRA. Therefore, the inclusion of a subdivision exceeding eight lots of  five 
hectares was considered a non-complying activity (Central Otago District Plan, 2008) 
and, therefore, was a lengthy consenting process: 
 
“We were a pain in the ass to the Council because the activity was considered 
non-complying …. The dated district plan was still zoned as rural as it used to be 




The CODP has evolved through Council initiated and private plan changes and a review 
every ten years (Central Otago District Plan, 2008). There is evidence to suggest that 
despite the CODP being an old document, it hasn’t impacted the rate of development. 
Since the CODP became operative in 2008, there has been a consistent growth rate in the 
construction of homes and consents for subdivisions. The housing supply may not be seen 
to keep up with the current demand, but this follows a national trend of inadequate 
infrastructural needs to support the growing population (Resource Management Review 
Panel, 2020). This sparked the recent change in national legislation that repealed the 
RMA and replaced it with the new Natural and Built Environment Act that aims to deliver 
environmental and development outcomes that the RMA had failed to deliver (Ministry 
for the Environment, 2021). Therefore, those comments regarding planning being out of 
date are valid but not out of the scope of the national context. 
 
7.4.1.3 Role of Council 
The role of the Local Government has come under scrutiny in the media over the last 
decade. The RMA reform in the early 1990s confused the role of Territorial Authority and 
Regional Councils. Since then, there has been a shift in Local Government policy to 
remove the three-water (storm, waste and drinking water) infrastructure and cost from 
the Local Government to a streamlined national approach causing more confusion for 
residents on the role of councils in their districts. When respondents were asked about 
their understanding of the council’s role, only two of the 96 respondents answered this 
correctly. This mismatch of knowledge has been attested to the lack of communication 
between the council and the misinformation shared on social media. Table 11 












Table 11: Key informant responses to the role of the Central Otago District Council. 
“I think that's got worse over time. People on Facebook, will read a headline of a 
reader’s point of view that agrees with what they already think. Yeah. That entrenches 
misunderstanding.” – KI 16 
“I get confused about what the role of the Council is – so do a lot of people…” – KI 9 
“A good example of that is the two new roundabouts going on out here and because NZTA 
has to bring it to Council and tell them that they're doing it. People then think Council is 
building this big roundabout. Council don't look after the highway, it’s $8 million they 
couldn't afford that.” – KI 16 
“I probably haven't put enough time into working out what they do.” – KI 3 
“ I think that’s probably part and parcel with the council, they are under-funded and have 
a high turn-over of staff, and the staff just aren’t there long enough to see the growth and 
understand the issues, and that’s not their fault; it’s just the system”- KI 14 
 
It may be argued that the combined resources and financial incentives make it difficult 
for the council to achieve their desired goals. Alongside the community not 
understanding the CODC role, the council also is hugely underfunded and under-
resourced. Insufficient resources were an issue brought up by several KIs. It was 
identified that the QLD is significantly under-resourced to deal with urban-related 
problems while also having a low rate-paying base, leading to a limited ability to make 
decisions. KI9 phrased this as: 
“we’ve under a financial constraint; we’re under-resourced and understaffed 
... we have highly skilled staff working extremely long hours doing 
outstanding work, it’s hard.”  
The limited rating base significantly constrains the amount of funds CODC has available. 
KI3 describe this further: 
 “I think it's a bit of a challenge to manage the council like it's a pretty big one; 
they're not a big authority and with a minimal rating base, with only 22,000 
permanent residents.”  
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The limited rating base has put severe constraints on the council’s resources when 
dealing with urban-related issues. The constraints were also identified when dealing with 
statutory timeframes for resource consents. KI 23 specified that the timeframe had been 
extended for several consents due to a lack of staff to support the resource consent 
process. Under Section 88 of the RMA, a consent authority must return an application 
within 20-days since it was lodged (Resource Management Act, 1991). However, this can 
vary based on whether an application is notified or goes to a hearing etc. The informants 
raised concerns that these lodgement dates were being extended due to the lack of staff 
resources  available in the CODC. Though this was identified as a critical issue, this links 
back with the limited financial resources that are at the disposable by the CODC, and is 
not a critique to the organisation themselves, but rather the broader economic and 
governance system they sit in. 
A recommendation to improve the lack of financial resources was the introduction of a 
bed tax. A bed tax was proposed to combat the narrow resource base in the neighbouring 
QLD. A bed tax is a fee charged to tourists for each night they stay in the district. This 
allows the council to increase the revenue to relieve residents from funding the large 
scale investments needed to maintain a natural and built environment. This may assist 
the council in achieving its goals of improving and maintaining its identity while also 
providing the infrastructure required for the community. One prominent critique of this 
approach would be that the Central Otago attracted 992,000 visitors in 2017, with 
approximately 618,500 of these visits being day trips (Central Otago District Council, 
2018a). Therefore, the CODC may not be harnessing the values of tourism in the area, and 
turn, gaining this additional revenue, like a bed tax. This will be elaborated on in the case 
study below. 
7.4.1.4 Case Study: Cromwell Memorial Hall  
Whilst it’s not directly correlated with the project’s objectives, several KI’s shared their 
passion for the shortcomings of the Cromwell Memorial Hall and Cromwell Mall. 
Consultations and discussions surrounding how to redevelop or refurbish the memorial 
hall have taken place for over 25 years, with KI 3 outlining the need to construct a hall for 
the future of the Cromwell community. The hall initially came into the community 
discourse around 15 years ago when it was described as unfit for events due to its lack of 
earthquake strengthening. This has become a widely discussed and consulted topic, with 
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KI’s 3, 4, 9, 10, 14, 15 and 16 outlining they would prefer the council to move along in the 
process and decide the hall’s future. The frustration has stemmed from the lack of pace 
in surrounding decision-makers on what to do with the community facility. KI 16 speaks 
of the distrust below: 
 
“Everybody was like get on with it [during the ‘eye to the future’ masterplan 
and Long Term Plan process]. Because it's so outdated, it's embarrassing. It 
should have been sorted 20 years ago.” 
 
Several KI’s identified the importance of having a community facility for the small rural 
town and expressed disappointment in the recent Cromwell Master Plan process’s failure 
to decide. As such, the plan to redevelop the hall has now reemerged in the 2021-2031 
long term plan debate that has re-vitalised the idea of a single hall into an ‘Arts, Cultural 
and Heritage Precinct’ that encapsulates Old Cromwell Heritage Precinct (Morgan, 2021). 
This aligns with the Ministry for the Environment (2010) article on the shortfall of the 
urban and infrastructural planning system. The discussion document explained the need 
to plan for infrastructure promptly that supports the economic and social development 
of urban and rural locations (Ministry for the Environment, 2010). The main inhibiting 
factor for those Local Government projects was ‘the complex and inflexible approval 
processes’ and how this project may cost the local community upwards of $2.2 million. 
Still, as the KI’s suggested, the longer the processes have been prolonged, the massive 
increase in the project’s cost (Ministry for the Environment, 2010). 
 
As suggested in the previous section, the community had previously banded together to 
achieve the desired outcome during the construction of the Clyde Dam. The residents 
lobbied to get community facilities that supported the values of the community. This 
included lobbying to get a local swimming pool and squash courts that supported the 
recreational values of the community. This MoWD funded this, and once the dams were 
completed, the loan was wiped from the CODC rates. 
 
7.4.2 Strengths of the Current Planning System  
Several factors were identified as strengths of the current planning system. The following 
section will describe the respondents and informants’ feedback on what they thought was 
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the strengths of the current planning system. It will also explore the influence of local 
leadership and community-led development on the functioning of the town and how they 
support the Territorial Authorities in accommodating growth.  
 
 
7.4.2.1 Accommodating Growth 
A surprising factor identified by KI 19 was how accommodating the current planning 
system is in establishing the vineyards within the COD. The change in land use from 
pastoral use to vineyard production has been generous with the level of expansion within 
the rural landscape. However, the growth of the urban framework has overspilled into 
the rural landscape, causing tension with urban and rural dwellers. As such, KI 19 
indicates that the current planning system, district, and Masterplans, have both ignored 
the fact growth has already overspilled greatly into the rural environment.  
 
The council aims to improve community outcomes by planning for future growth through 
the ‘eye to the future’ master plan and spatial planning framework. In their eyes, planning 
for future growth also includes planning for future economic downturns and making the 
district and Cromwell economically stable to withstand global economic shocks. This is 
discussed within the literature through the second modernity as small towns often 
struggle to withstand global economic shocks. However, in Cromwell’s case, the flexibility 
and diversity of industry allow them to withstand these global pressures, with KI 8 
describing the “if tourism gets hit, agriculture can pick it up and so on, we've got other 
things we can pull on.” They elaborate on this point further by outlining the importance 
of sustainability of industry to maintain the quality of life within the district: 
 
“So for this district, we need to make sure that whatever growth happens is 
sustainable. And so that if and when we hit a plateau or doldrum, we're not 
going to see mass evacuation or hardship. So it's making sure that whatever 
happens, we've got a diversified industry.”  
 
7.4.2.2 Influence of Local Leadership  
Local leadership is a method employed by communities to enhance the identity of a place 
while also supporting and challenging the issues/opportunities within a specific 
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community. The influence of planning systems provides a broad overview of the 
regulatory systems at play to manage growth. Still, local leadership provides 
opportunities for small towns to evolve and develop their identities and resolve potential 
shortcomings outside of the regulatory approach. Cromwell’s identity has been 
something that has been widely discussed in the media and by the CODC. Place-based 
leadership and marketing play a pivotal role in how small towns evolve and develops 
their global and local identity (Zimmerbauer, 2011). This form of leadership supports the 
business and population expansion while also supporting a values-based industry. KI 7 
describes the importance of value-based identity below: 
 
“It's recognising what we value and community while holding on to those 
things, because at the end of the day, you don't want to turn it into somewhere 
that you don't want to live, right. That doesn't mean we don't want to change 
because change is inevitable. It's just about changing based on the values of the 
community.”  
 
This identity shaped the Central Otago and the Cromwell Basin leans heavily on the 
historical nature of land use and industry that shaped the natural landscape alongside 
the contemporary. Cromwell’s communities’ creative response aligns with the historical 
confronting change and heartbreak that occurred during the construction of the Clyde 
Dam and subsequent filling of Lake Dunstan. The geological nature of the landscape and 
the historical gold mining and pastoral history have also shaped how the community 
views their town. These detailed stories of loss, rebirth and a recreated world have been 
summarised in the Central Otago Identity strategy.  
 
These stories encompass contemporary and historical land uses, a picturesque landscape 
shaped by the continental and sub-tropical climate that supports strong winemaking, 
fruit growing and high-quality merino wool (Central Otago District Council, 2021d). The 
ancient geological landforms formed millions of years ago, and the gold mining deposits 
left by miners (Central Otago District Council, 2021d). These modern examples also 
include a landscape suited for outdoor enthusiasts and recreational activities, boating, 
fishing, golfing, cycling on the cycle trails and motorsport activities. The industries that 
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reside here shape the area’s identity, but the people that locate here and their stories. 
Respondents outlined a detailed response to this:  
 
“I have always liked the sense of community support this town has. My opinion 
has changed recently, and I feel very strongly about how this town will support 
someone in their time of need without judgment but with compassion. That I 
believe is the point of difference of this town.”  
 
However, the community wasn’t always this receptive. There was a period of population 
stagnation following the construction of the Clyde Dam, where the Cromwell Basin was 
struggling for an identity. KI 13 outlines the significance of this, “In the mid-90s, or the 
post dam era, dam workers had left, Cromwell was struggling for a new identity, and then 
ever since the wine and fruit industry took off, it has shaped a new identity.” This influence 
has been undeniable as it prompts the growth in other hospitality and tourism-related 
industries. KI 11 elaborates this: 
 
“I think that the vineyards have transformed Cromwell and the whole of 
Central in more significant ways than just creating a landscape. Because 
when you have a wine culture, very soon afterwards, follows a coffee culture, 
follows a restaurant culture.” 
 
7.4.2.3 Community-Led Development  
Community organisations play a pivotal role in the development and management of 
community-based development. The inclusion of local community groups into the 
governance sphere has proven an attractive and successful move for consultation 
purposes. In many cases, these informal mechanisms can dramatically affect local 
communities responses to the challenges they face (Kusar, 2010). Similarly, territorial 
authorities and regional councils are under financial stress and lack resources (Key 
Informant 13 and 19, 2021).  
 
To combat this financial and resource uncertainty challenge, it would be recommended 
that the council engage in community groups to facilitate community engagements. An 
example would be to include groups like Connect Cromwell to host conversations 
Discussion 
 151 
regarding communities issues. To illustrate this, Connect Cromwell is an organisation 
that ‘supports the emergence of community-led development in the Cromwell District, to 
promote a connected, healthy and inclusive community’ (Connect Cromwell, 2021). 
Unlike the council with a limited rating base, Connect Cromwell has access to Department 
of Internal Affairs funding, which allows them to access professionals to make informed 
decisions, and access additional resources to support the community. By harnessing this 
support and community engagement, the CODC will focus on their primary role of 
providing infrastructural provisions and other council-related matters. Hunt and Holmes 
(2015) identified that this was key to the success of the transformation of Kaikoura in 
embracing alternative voices in decision-making. Enhancing social capital within 
Kaikoura and the same could be said with Cromwell (Hunt and Holmes, 2015; 
Woodhouse, 2006).  
 
7.4.3 Summary  
This section has evaluated the limitations and strengths of the current local planning 
system, and how it is influenced by external factors. One factor that ties in all the 
limitations was the CODC being under-resourced and under-funded, that causes inherent 
tensions with what and how they can achieve their desired goals. However, this could be 
combated by the inclusion of local community groups to assist in consultation and 
community engagement projects.  
 
The following section will explore the relevant challenges and opportunities when 
moving forward. These challenges and opportunities will be presented together in a 
balanced way to encapsulate the wide range of ramifications, regarding counter-
urbanisation, employment and industry, infrastructure and housing and social 
implications. 
 
7.5 Challenges and Opportunities Moving Forward  
This section will address the final research question and discuss the key challenges and 
opportunities for the Cromwell Basin into the future. KIs and respondents identified 
several themes regarding the future impacts of growth for the Cromwell Basin. These 
themes are related to the general growth trends occurring over the last ten years and the 
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ramifications of future major development projects. This section will examine these 
themes in a broad sense by splitting them into challenges and opportunities of the future. 
These challenges and opportunities will be presented together in a balanced way to 
encapsulate the wide range of ramifications. The key challenges identified were 
contestation over land use in terms of where growth occurs, managing reverse sensitivity 
impacts, struggling to get adequate seasonal workers for primary industries, maintaining 
Cromwell’s identity, access to health care facilities and losing creative youth. The key 
opportunities identified include the creative class, diversification of industry, and 
housing options. 
 
7.5.1 Counter-Urbanisation and Lifestyle Migration 
The growing demand for a rural lifestyle has been driven by amenity migrants looking to 
relocate from urban to rural environments. This ever-increasing demand means that it is 
no longer primary industries occupying the rural landscape; instead, it includes those 
amenity migrants who desire a rural lifestyle (Halfacree, 1999). The demand has caused 
an increase in the levels of contestation of rural land use. This is referred to as reverse 
sensitivity, or the vulnerability of established land uses in the area by newly establishing 
and more sensitive land use (New Zealand Transport Agency, 2015). This presents an 
argument for how robust the spatial planning framework could be when planning for the 
future of growth in Cromwell. However, it must be cautious to balance existing 
development with future development to ensure it remains an integrative township to 
live in, which many KI’s spoke of when discussing the Plan Change 13 case. 
 
A factor identified as a drawcard by KIs was the varying lifestyle activities at arm’s length 
in Cromwell and its surrounding areas. KI 7 describes the opening of the brand-new Lake 
Dunstan Cycle Trail as “it’s interesting because locals are the ones using it …. the beauty 
with it [the Lake Dunstan Cycle Trail] is that it is a different type of lifestyle experience.” 
Since the trail opened in May 2021, there have been over 30,000 users of the cycle trail 
(Central Otago Queenstown Trail Network Trust, 2021). The inclusion of the recreational 
track aims to draw in the active retired aged people to the district and aims to showcase 
the region’s natural beauties. However, the trail’s popularity may cause future seasonal 
labour shortages in the hospitality sector that services these recreational activities. KI 11 




“I talked to the owner of Oliver’s, and he had real problems with staff because 
[once the trail opened] at 2 pm, there was a massive surge of customers when 
it was once quiet. These were people who had left Cromwell at 10 am, and you 
couldn't get a seat in Oliver’s at 2 pm on a weekday afternoon in late May/early 
June.” 
 
7.5.1.1 Health Care Provisions 
As described previously, New Zealand’s current demographic population is ageing, and 
this pattern is not dissimilar in the Cromwell Basin (Stats NZ, 2018). Of those 8,001 
residents located in the basin, a large proportion is over 65+, as shown in Table 10 (Stats 
NZ, 2018). The median age of residents in the Cromwell Basin is 42.4 years; this is five 
years above the national median age of 37.4 (Stats NZ, 2018). The ageing demographics 
and isolated nature of the Cromwell Basin have caused undue stress on maternity, mental 
and general health care. The respondents and KIs briefly identified this as being a critical 
area of concern.  
 
The research identified that the elderly were relocating to the area for a relaxed lifestyle 
but have had to relocate due to inadequate access to healthcare. Though this may be 
evolving with the inclusion of the Golden View Aged Care center, this can only be accessed 
by the residents who pay to live in the village, not independent residents outside of the 
village. KI 11 describes the movement of people away from the basin because of this: 
 
“People transfer from Cromwell to a city, at a certain point, we've got to 
know them, we've been coming to us for 10-20 years. And then, that's all 
now we've decided to move to Dunedin, Oamaru or Invercargill, just 
because there's family there or because it's closer to medical care. Golden 
View aged care will be opening in August, and they'll have palliative care 
and a dementia ward. Some general wards, some hospital wards, and rest 
home care as well.” 
 
Similarly, there is also a lack of qualified volunteers to support the needs of the growing 
community.  KI 25 shared his concerns over the lack of effective ambulance services. The 
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KI specified that due to the semi-rural location, means they struggle to find volunteers to 
support the St John ambulance first responders service:  
 
“Quite a few nights throughout the week, there are no ambulance services in 
Cromwell, but it’s backed up from Alexandra as they have a paid shift at night. 
If you call for an ambulance, it’s a 20-minute wait away. Some on-call doctors 
will go out [if people need urgent health care], but it’s very concerning, but 
that’s what you get when you live in a semi-rural environment.” 
 
Health care provisions are governed and funded by the Southern District Health Board, 
which has asked the Ministry of Health to intervene and support the region’s crucial 
oncology and emergency departments (Steyl, 2021). The increasing population has 
caused a strain on oncology and emergency care resources, which caused significant wait 
lists (Steyl, 2021). This can cause flow-on effects for the Cromwell Basin, as health care 
becomes more inaccessible. 
 
7.5.1.2 Sense of Place 
When understanding how the residents of Cromwell feel about their sense of place based 
on their longevity in the area, the respondents were asked what does the town of 
Cromwell mean to them? A summary of those responses is recorded below that 
demonstrate how unique the small town is to the residents there. Table 12 shows that 
regardless of the timeframe spent living in the small community, those who responded 
called it ‘home,’ ‘a safe community,’ and a ‘had a support system.’ This indicates that the 
significant increase in the township’s population has not diminished the feeling of a place, 
or the safe community feel that it has been renounced for. 
 
Table 12: Respondents describing what Cromwell means to them. 
Quote Time Resided in Cromwell 
“Home. Support system and livelihood.”  25+ Years 
“Home. The central point of west and east coasts, northern and 
southern routes.” 
25+ Years 
“Welcoming, safe, little community.” >2 Years 
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“Holiday destination.” 3-10 Years 
“Peaceful, friendly place to retire to.” 3-10 Years 
“It is home, and there is no other place quite like it.” 10-25 Years 
“Cromwell is premium: people, spaces, fruit, wine, wool, gold, 
skies and landscape.” 
25+ Years 
“Cromwell is where I found my true home.” 3-10 Years 
“Lifestyle change for the better.” 3-10 Years 
“A go-ahead community that still retains historical aspects of 
its past.” 
10-25 Years 
“Nice small community with great scenes and great people.” <2 Years 
“It’s a gateway to Queenstown and Wanaka and all the 
activities/skiing whilst still having a small country town feel.” 
3-10 Years 
“Cromwell is now my hometown; I love it here.” <2 Years 
 
7.5.2 Employment and Industry 
The literature suggests that a small towns population fluctuates by the industries in these 
locations (Mattson, 1997). The Cromwell Basin has had a long-standing history of various 
land uses and employment industries. The unemployment rate has fluctuated between 
two per cent and one-point six per cent for Cromwell East, and two-point one per cent 
and one-point seven per cent for Cromwell West for the last decade. Luckily, the COD has 
had an extremely low unemployment rate, and that’s been attested to the diversified 
industry and employment opportunities. This has been caused an in-direct flow-on effect 
directly to the business sector of the Cromwell Basin.  KI 3 identified that growth and 
expansion of the business sector have resulted from the general expansion of the 
population due to land use and the increased business confidence that Highlands 
Motorsport Park facilitated. The combination of the high business confidence, Cromwell’s 
location on crucial transport networks and general growth trends have caused an in-
direct flow-on effect to the business and industrial sector. This was expanded upon 
further when KI 3 described the impact of her business:   
 
“We picked up on that [commuting to work in Queenstown/Wanaka] feel, so 
we extended our business hours from 9 am to 5.30 pm, and then we extended 
them to 8.30 am to 6 pm.” 
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7.5.2.1 Creative Class 
KI 19 was also a clear example of the in-migration of the creative class to the region. 
Without detailing identifying factors, he migrated here from a wine-producing region 
overseas and applied those skills he learnt to the viticulture sector in the Cromwell Basin. 
This aligns with Stimson and Minnery (1998) and Poon and Yin (2014) understanding of 
sunbelt locations as being associated with the in-migration of skilled labour, educated 
and enthusiastic youth, and the creative class from rustbelt cities to alternate locations, 
including selected small towns that contain strong amenity values. Cromwell is 
synonymous with the idyllic nature and warm weather that attracts the creative class to 
the area (Barsby and Cox, 1975; Stimson and Minnery, 1998). The external attraction as 
a holiday destination has also encouraged international investors to invest in high-quality 
resorts, adventure activities, and wineries.   
 
Another factor that may influence the inclusion of the creative class has been the 
acceleration of remote working environments. The COVID-19 pandemic and the state at 
home orders caused the stimulation of flexible working hours and settings. The idyllic 
nature and warm Cromwell weather have drawn care for future creative residents to 
work from home and invest their money into the Central Otago economy. KI 7 described 
this: 
 
“I think what we see with COVID it's just accelerated some of the trends 
[remote working]. Central Otago, as we know, is a great place to live, and with 
remote working, it's now opening those opportunities to a lot more people.” 
 
7.5.2.2 Seasonal Labour  
One factor that has influenced the future expansion of the Cromwell employment sector 
will be how the community and industry respond to the increased seasonal labour 
shortages that the viticulture and horticulture industries have been experiencing. KI 10 
spoke that despite the high employment levels in the Cromwell Basin, a large proportion 
of the work is seasonal labour.  This means that seasonal employees have sought more 
than one job throughout the year to maintain a quality standard of living and afford to 
live here. As KI 26 outlines below, the labour shortage haven’t been filled by local workers 




“No disrespect to them [retired aged migrants], they volunteer at certain 
stages while they’re here, but they don’t move here to work in the vineyards, 
pump petrol, work in supermarkets. So, we are struggling to find enough 
working-aged New Zealanders, who can afford to live and work here, and I 
think that’s going to continue.”  
 
The horticulture and viticulture industries are the two industries that respondents 
identified as being under stress in obtaining seasonal labour. In the last few years, the 
industry has attempted to resolve this strain by using a company called ‘Seasonal 
Solutions,’ which aim to find overseas labour to fill the local seasonal holes. This initiative 
has been positive for the industry, as an annual harvest requires approximately 3,000 
workers (Central Otago District Council, 2019a). Additionally, it brings the diversity of 
culture to the Cromwell Community, as overseas workers share their cuisine and 
traditions with the local community (Key Informant 10, 2021). However, a negative 
aspect of this influence is its vulnerability to national legislative immigration policy and 
international relations. For example, in the 2017 National election, it was proposed by 
the NZ First Party to limit the annual immigration levels to 10,000 people (Bracewell-
Worall, 2017). Subsequently, during the COVID-19 pandemic, approximately 7,000 of the 
domestic seasonal labour workforce could not enter the country during the 2020-2021 
harvests (Morgan, 2021). These 7,000 international seasonal workers make up 70% of 
the national labour force in this industry. This mutually beneficial relationship provides 
crucial seasonal labour for the primary industries, as well as supporting Pacific Islands 
villages that heavily rely on the revenue (Key Informant 26, 2021). These combined 
factors heavily influence the success of the region but also demonstrate how vulnerable 
the area is to external influences. This implies that though the seasonal labour can fill the 
skill shortages in the short term, these individuals move on from jobs quite quickly and 
need to be constantly filled (Davidson and Wang, 2011).  
 
7.5.3 Infrastructural and Housing  
When considering the RMA discussion document on the urban and infrastructure 
planning system, several shortfalls were identified that apply to the current situation in 
Cromwell. The Ministry for the Environment (2010) article determined that the RMA 
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doesn’t support having an adequate infrastructure in the correct place at the right time. 
As discussed previously, the development of the Cromwell new urban township during 
the 1980s aimed to provide satisfactory three-water infrastructural services for 10,000 
residents (Key Informant 13, 2021). The current three-waters infrastructure services 
approximately 5,610 urban residents, therefore, sitting at 56% of the maximum capacity 
that was originally constructed (Stats NZ, 2018). However, the population is estimated to 
reach 12,000 permanent residents by 2048, without including any future major 
development projects (Cromwell Community Board, 2020).  
 
Similarly, Central Otago attracted 992,000 visitors in 2017, with approximately 618,500 
of these visits being day trips (Central Otago District Council, 2018). Its attraction is more 
suited to domestic tourists, accounting for over 98% of the overnight visitors to the 
region. Additionally, it’s too complex to underpin the levels of visitors stopping within 
Cromwell. Still, it’s important to note that these levels of people far outweighs the 10,000 
infrastructural capacity that Cromwell was designed 40 years ago. 
 
A combination of population and tourist expansion combined with new Central 
Government regulations has caused strains on the three-waters infrastructure and local 
roading networks; KI 12 describes the consequence of this on the local network, “If the 
town keeps growing at the rate, and it’s growing, then it will probably be an issue further 
down the track as far as infrastructural and road is concerned.” KI 8 elaborates this point 
further: 
 
“I think with the infrastructure, the strain comes in two ways, it's one, the 
growing population, but also the increasing regulations and the standards that 
you need to that the infrastructure needs to deliver in terms of services …. the 
infrastructure team do a lot of planning for 30-year projection.” 
 
However, the upgrade of infrastructural provisions has caused tensions amongst the 
community, with the respondents in the questionnaire outlining it as a significant 
problem in the future. KI 8 describes that paying for infrastructure now is paying for 




“When you're putting that new infrastructure together, you'll be putting it in 
for whatever the population will be in 50 years, but you're paying for it now 
by the existing population.” 
 
7.5.3.1 Local Solutions to the Housing Crisis  
The housing situation has been phrased as ‘dire’ by residents with a shortfall of rental 
and owner-occupied housing (Jones, 2017). Unsurprisingly, Cromwell’s population 
growth has caused significant strain on land use, access to housing provisions, and 
housing affordability. This has been influenced by the growing demand for housing, 
causing a spike in the price and a reduction in supply (Harcourts Otago, 2021). Harcourts 
Otago (2021, p. 9) article indicates that house affordability increased further, with the 
median house price rising by 12.6% compared to 2020 levels, equaling $771,000 per 
dwelling. KI 5 expanded the rapid increase in costs by saying, “in 1989, you could buy a 
three-bedroom house on Western Barry Avenue for $63,000, the same house today, would 
cost at least $463,000-$550,000.”  In addition, Bannockburn, Mount Pisa, and Cromwell 
were identified as being the most expensive and unaffordable regions in the COD (refer 
Figure 25) (Harcourts Otago, 2021). 
 
An added consequence of the housing unaffordability is the low labour cost in the Central 
Otago Lakes (including Queenstown and Wanaka). In the Massey University (2017) Home 
Affordability Report, house prices were 14 times higher than annual wages. The study 
also identified that Central Otago Lakes are 137.7% in the national index as the least 
affordable region (Massey University, 2017). This adds a level of complexity that fails to 
house the workers of low-paid skilled work in the horticulture, viticulture, and tourism 
sectors. In 2018, there was predicted to be a shortfall of 2,298 beds, with staff predicted 
at surpassing 4,965 in horticulture alone which was set to further increase with an 
additional 495 hectares to be planted in Cromwell alone (King, 2018). However, strain 
comes simultaneously with the construction industry booming across the Central 
Otago/QLD, resulting in these workers occupying rentals that would have been used in 
the seasonal primary sector (King, 2018). A positive yet costly outcome has been growers 
providing essential accommodation services for their workers (King, 2018; Key 
Informant 17, 2021). One employer indicated that it cost him an additional $2 million to 
construct an ablution and kitchen block for the campground (Key Informant 17, 2021). 
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This has been supported by a rule amendment to the CODP that specifies that workers 
accommodation of up to 60 people is classified as a restricted discretionary activity, and 
those exceeding this are discretionary. 
  
 
Figure 25: Otago Property Market Values (Source: Harcourts Otago, 2021) 
 
Not only has the horticulture and viticulture found methods to accommodate the lack of 
available rental and owner-occupier homes, but the local college has sought assistance 
from the Ministry of Education to support and encourage more teachers to the area. KI 
21 outlined that they have:  
 
“Six small houses for teaching staff, these cost 75% of the market value, and 
the ministry pays for 25% of it. This is good gateway for staff to get into the 
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property market, we have two-three teachers, who have used this gateway 
and are now building their own homes.” 
 
Initiatives, like these, support lower-paid industries to get into an expensive local housing 
market. However, these only target a small percentage of the total Cromwell Basin 
population. The following section will explore more regulatory influences on the solutions 
to the housing crisis.  
 
7.5.3.2 Governance Solutions to the Housing Crisis  
When we consider the complex aspects of housing, one main consequence of the growing 
housing is the limited access to affordable housing in the Cromwell Basin. As described 
above, the current median purchase price for a house has increased by 12.6% compared 
to 2020 levels, equaling $771,000 per dwelling (Harcourts Otago, 2021, p. 9). This has 
caused a strain on first home buyers, seasonal and short-term workers and those looking 
to migrate permanently for employment. The council has proposed a similar proposition 
to that of the QLD; KI 23 described this further: 
 
“They require developers to contribute 10% of the total housing stock, which 
goes into an affordable housing trust set up by the council and managed by the 
trust. They seek a yearly rental fee from the people that own it, so it works out 
to be one point five per cent or six-seven thousand a year, so these two-
bedroom homes cost around $330,000 to buy, that is peanuts for the QLD.” 
 
This method allows low-income earners and those limiting resources to find affordable 
housing more effectively without having the financial strain of the housing costs. To avoid 
the risk of the cost of housing increase the council implemented a couple of measures to 
make it a more reliable method, “when you go to sell it, it has to be sold back to the trust, it 
doesn’t go back into the free market that is a big challenge if we were to play in affordable 
housing” (Key Informant 23, 2021). This practical and active measure will allow for the 
future protection of the most vulnerable and allow for future expansion of potential 
industries as they provide housing when residents have previously expressed the 
unconformable reality of finding affordable rental accommodation. Therefore, providing 
a reasonable opportunity for future expansion and access to housing. It will also improve 
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the standards of living for residents who are critical to the labour force. KI 8 describes 
this: “it's about trying to raise that living standard at a rate so you can get to those positions 




This section has explored the final research question and identified the challenges and 
opportunities into the future, as a result of the development and influence of major 
development projects. The influence of industry and the economic sector has caused 
some undeniable constraints on the seasonal labour, housing and health care provisions, 
but conversely the growth has encouraged the inclusion of the creative class, to influence 




This Chapter has addressed the research questions two, three, and four and has identified 
how historical land use have impacted on the contemporary industries, in particular, how 
the contemporary land use has leaned on the pastoral and gold mining industries to form 
a multi-functional landscape. It has also explored the physical, social, and economic 
ramifications of major development projects has had on the Cromwell Basin. Several 
informants recognized the influence Clyde Dam has had on the physical transformation 
of the landscape, and similarly, the increased levels in business confidence that Highlands 
Motorsport Park created.  
 
This Chapter has also explored the limitations and strengths of the current regulatory 
and community-led planning system. It recognized that there are some inherent 
complications with the current statutory framework that is governed by the Central 
Government. One factor that ties in all the limitations was the CODC being under-
resourced and under-funded, that causes inherent tensions with what and how they can 
achieve their desired goals. However, this could be combated by the inclusion of local 




The challenges and opportunities facing the Cromwell Basin, are largely because of recent 
expansive development. The influence of industry and the key economic sectors has 
caused some undeniable constraints on the seasonal labour, housing and health care 
provisions, but conversely the growth has encouraged the inclusion of the creative class, 
to influence local leadership and sort creative responses to combat these challenges.  
 
The next Chapter will provide a conclusion to the study and summarise of the research 
findings in relation to the project aims and questions. It will also identify relevant policy 
and community recommendations into the future. This Chapter will also provide some 



















Chapter Eight: Conclusion 
 
 
Small towns have become highly vulnerable to the global economic forces that determine 
the international and national market fluctuations. As the world becomes increasingly 
interconnected, small towns become more susceptible to the rise and fall of the demands 
for the goods, services and lifestyle which they offer (Moore, 2000). The literature has 
identified clear shifts in terms of rural economic diversification and population 
distribution patterns and this has caused restructuring or refocusing in the activities in 
and role played by small towns (Champion, 1989; Loffler and Steinicke, 2006; Halfacree, 
2008). The value of the small towns has transformed, as many individuals now desire a 
rural environment to escape from the urban pressures. Additionally, the new 
multifunctional and post-productive nature of the rural space have caused the 
diversification of historically dominant pastoral landscapes.  
 
Another critical factor that has influenced growth in small towns has been the inclusion 
of major development projects. The transformation of the physical space aligns with the 
multifunctional landscape and is often a catalyst for economic industries to diversify their 
land use and economic activities, while also preserving traditional characteristics and 
identity (Gill, 2018; Nemac and Pel, 2019). Major development projects also cause a 
number of challenges and successful projects are perceived differently across the world. 
Thus, there is no universal understanding of what makes a major development project 
successful, when in reality, a project may cause challenges but still be perceived as 
successful.   
 
This research has sought to understand the influence of these various factors on small 
towns by examining a case study of the Cromwell Basin. This research investigated the 
cause, consequences and benefits of historical and recent development in the Cromwell 
Basin and the impact of major development projects. In particular, it sought to either 
confirm or deny the relevance of the international and domestic literature surrounding 
the reasons behind small-town decline or growth. The study also sought to establish the 
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current causes and implications of rapid growth within the Cromwell Basin and identify 
potential recommendations for governing agencies.  
 
The following research questions will be used to address the research findings: 
1. What are the main drivers of change in the Cromwell Basin? Both past and present 
2. What impact do historical processes, recent development and major development 
projects have on small towns, and what ramifications do these have on small town 
communities? 
3. What are the existing planning frameworks and do they support and manage 
growth and the changing land use of small towns? Are there any current policies that 
need to be adjusted to support the changing landscape? 
4. What are the main effects that the Cromwell Basin has been experiencing because of 
the growth, and what are the associated challenges and opportunities for the future? 
 
 
To achieve the research aims and answer the research questions a mixed-methods 
qualitative research approach was employed. Triangulation was also used to assist with 
the mixed-method approach. Background research was undertaken firstly to provide an 
extensive and comprehensive literature review. The secondary research that were used 
was a review a relevant policy and planning documents. Both the literature review and 
the policy review allowed the researcher to gain an overview of the existing theoretical 
framework, and the gaps that have not been explored in the literature. Primary research 
methods included semi-structured interviews with 26 KI’s who were selected based on 
their potential availability to speak during the research collection phase. These 
informants were also recruited through snowball sampling, and they ranged from various 
backgrounds, including community members and organisations, business stakeholders, 
and council representatives. Another primary method of was through questionnaire 
surveys, that were collected through three social media Facebook groups. The method 
employed to gather these respondents was through accessibility sampling technique, like 




8.1 Summary of Research Findings 
The following section will summaries the key research findings that are aligned with the 
research questions that were set at the beginning of the research processes. 
 
8.1.1 Research Question One – What are the main drivers of change in the 
Cromwell Basin? Both past and present. 
 
Chapters Five and Six addressed the first research question. The research findings 
suggested that the overlapping land use has heavily leaned on one another in order to be 
sustainable. The area’s history has influenced current land uses by providing historical 
features and land management systems which have an influence on current place 
attraction, land use and tourism. Land use has changed and over time has become heavily 
multifunctional and business owners/landowners had to diversify their revenue streams 
to be successful. A range of activities were identified as being critical in making the 
landscape multifunctional and influenced contemporary growth, these included: farming, 
horticulture, viticulture, Clyde Dam and Highlands Motorsport Park. The change in 
economic industries is supported by the growing retired population, Cromwell’s location 
on key transport nodes and the growth that neighbouring QLD is experiencing. The 
population growth is supported by the phenomenon of counter-urbanisation, or the 
movement of people from urban to rural locations searching for a lifestyle change 
(Champion, 1989; Loffler and Steinicke, 2006; Halfacree, 2008). This has caused an 
increase in retirement migration, where those who are looking to retire desire the 
warmer weather and relaxed lifestyle, that Cromwell provides as a Lake’s sunbelt 
destination. Similarly, there was a direct coloration between the age of respondents and 
the reason for relocating to the Cromwell Basin, those aged under 45 relocated for the 
employment opportunities, whereas, those who were 45+ relocated here for lifestyle. 
Therefore, the main drivers are supported by both the multifunctional economic 




8.1.2 Research Question Two – What impacts do historical processes, recent 
developments and major development projects have on small towns, 
and what ramifications do these have on small town communities?  
 
Chapter Six explored the influence of historic and more recent economic development 
and residential processes and major development projects on the small town of the 
Cromwell Basin. While historic development created the town and influenced land use in 
the area, it also provide the basis on which recent developments (residential, economic 
and agricultural) and more especially major projects have been inserted. Whilst it is hard 
to distinguish the degree of influence the Clyde Dam and Highlands Motorsport Park have 
had on recent rural change, it clear that the subsequent filling of Clyde Dam and increased 
business confidence brought a number of associated changes with recent growth. The 
construction of Clyde Dam and subsequent filling of Lake Dunstan caused changes to the 
physical landscape, these include the increased access to irrigation, creating a micro-
climate that suits the growing of grapes and stone-fruits, increased access to amenity and 
recreational opportunities. Highlands Motorsport Park also caused an increase in place 
promotion marketing opportunities, that has also influenced business confidence in the 
Cromwell Basin. Social changes also include the collaboration of communities to achieve 
a desired outcome which was in the Clyde Dam’s case was the construction of community 
facilities. Highlands Motorsport Park also facilitated in giving back to the community 
through the inclusion of free community functions throughout the year. Therefore, the 
ramification of major development projects have been extensive in the Cromwell Basin 
and have influenced expansion in the area, building earlier historical processes and 
changes and aligning with current growth trends. 
 
8.1.3 Research Question Three – What are the existing planning 
frameworks and do they support and manage growth and the 
changing land use of small towns? Are there any current policies that 
need to be adjusted to support the changing landscape? 
 
The Policy and Discussion chapters also addressed the fourth question of how the current 
planning framework support and manage the growth and rapid changes that the 
Cromwell Basin has been experiencing. The Policy Chapter detailed the key policies 
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which impact on and guide the District’s development. The Discussion chapter reflected 
on the research findings as they relate to policy and established, from the perspective of 
local stakeholders, that the planning framework is sufficient and supportive for future 
development projects to take place. However, the CODP is a decade out-of-date and 
though it is in the process of being updated, still doesn’t assist in making decisions any 
earlier. As such, the dated district plan and the resource constrained  council means that 
any decisions on large scale projects have to put forward to a private commissioner.  In 
addition, several key informants felt that private developers were dictating the growth 
and where it takes place. The rate at which growth has taken place has been significant 
and these informants also indicate that planning provisions had not been maintained in 
parallel with the current growth levels. This was until the introduction of the master plan 
process, which several key informants was supportive off to aid in the growth of the 
Cromwell Basin. However, there was a common narrative that the CODC was under-
resourced and under-funded to deal with the urban related issues that Cromwell is facing 
with the rapid expansion. There is also some concerns with how the planning and 
regulatory systems deal with the where future urban growth takes place and the pace of 
decision-making. Although, the community appears to be engaging in the planning 
processes, the influence of community-led organisation will continue to assist the council 
in enhancing the consultation processes for the collective. 
 
8.1.4 Research Question Four – What are the main effects that the Cromwell 
Basin has been experiencing because of the growth, and what are the 
associated challenges and opportunities into the future? 
 
The Discussion chapter also explored the challenges and opportunities that may arise in 
the Cromwell Basin as a result of the growth. One key challenge that was identified was 
the increased levels of contestation of land use and the managing of reverse sensitivity 
impacts between proposed and existing land use. There is also the challenge of gaining 
adequate number of staff for the seasonal primary industry sector. This is also 
exacerbated upon through the lack of supply and expensive access to owner-occupier and 
rental housing. However, there is a plethora of opportunities when considering the 
increased diversification of economic industries that have been relocating to the basin. 
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This presents a future opportunity for employment in the basin with the industrial, 
primary resources, tourism and major development projects all having a massive 
influence on growth. With the proposed inclusion of new major development projects, 
this presents a unique opportunities for progressive planning to take place to 
acknowledge the associated challenges that these projects may face into the future. 
 
8.2 Recommendations  
The Discussion chapter has also hinted to a number of issues which deserve further 
discussion. The following recommendations presents in a more specific application with 
a brief explanation.  
 
 
As established in the planning section of the Chapter Seven, the CODP is severely lagging 
behind in timeframes to review the district plan updates due to being under-resourced 
and under-funded (authorities (Morris, 1988; Feeney, 1998; Kamols et al,. 2012). This is 
clear when examining the CODP and KI’s stories that the outdated district plan doesn’t 
align with how the land use has evolved to support the inclusion of viticultural, 
horticultural and large subdivisions. Therefore, to align with how the current land is 
being used and the needs of the current urban community, an extensive review of the 
current CODP would need to be undertaken. An updated CODP will recognise the 
significant changes in land use, and the updated values of the community.  
 
 
Planning in rural centres is often extremely vulnerable to lagging timelines, limited 
resources and under-funded nature of territorial authorities (Morris, 1988; Feeney, 
Recommendation Two: The Central Otago Council should establish a 
taskforce to determine if there are viable future major development 
projects which can be established in the district. 
Recommendation One: The Central Otago District Plan should recognise 




1998; Kamols et al,. 2012). Therefore, there is often several challenges on local 
authorities when dealing with the ramifications that future major development projects 
may provide. A proactive approach to a changing nature of rural countryside will allow 
for the CODC time to plan for the future of the Cromwell Basin. If the proposed airport, or 
another major development project, were to go ahead, this would require massive 
infrastructural upgrades to the surrounding landscape.  
 
It would be recommended that the CODC should go ahead with preliminary scoping, so 
that if a major development project proposal comes to fruition, they could be prepared 
accordingly.  The pre-liminary scoping may include an investigation into the following 
matters: 
• Potential infrastructural upgrades that may need to be undertaken alongside 
Waka Kotahi to cope with the increased pressure by new residents, tourists, and 
increased travel. 
• Research into the housing adequacy, this includes supply, provisions and whether 
the Cromwell Basin have the land capacity to cope. 
• Incorporation of local stakeholder groups and the community to determine what 
community projects may need to be upgraded into the future.  
 
 
It has been identified by the respondents that the Cromwell Community is extremely 
vocal in their opinions, and it has a strong sense of community. In the event, that this 
sense of community feels threatened by growth or by the inclusion of future projects, the 
community often become vocal and hasty in order to maintain the sense of community. 
In addition, the CODC is often under stress, due to being under-resourced and under-
funded. Therefore, a combination of the strong community dynamics and council being 
under stress, it would be appropriate to engage with relevant community groups to 
undertake council-led consultation. By allowing, an outside organisation to partake in the 
consultation processes on the council’s behalf, this may harness the opinions of 
individuals opinions, who may not have felt comfortable in expressing their opinions 
Recommendation Three: Use community agencies to assist in 
governance/consultation methods for future spatial plans. 
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directly to council and this would also free up time and resources for the council to focus 
on their roles. In addition, community groups, like, Connect Cromwell, receive additional 
funding by the Department of Internal Affairs to support their endeavours, which is 
funding that cannot be obtained by the CODC.  
 
 
The research findings suggest that the growth in the horticulture and viticulture sectors 
have been profound in the last decade. Despite a limited effort from the industry leads, 
significantly more needs to be undertaken to resolve the inadequate number of housing 
available for seasonal workers. One suggestion may be to enhance cross-industry 
cooperation, this may be include construction a large-scale building that is used by snow-
sports industries in the winter and horticultural and viticultural industries in the spring-
autumn. This will assist in supporting multiple industries that are under stress due to 
inadequate supply of housing. Similarly, this is supported by the CODP rule amendment 
that specifies that workers accommodation of up to 60 people is classified as a restricted 
discretionary activity, and those exceeding this are discretionary.  
 
8.3 Concluding Thoughts 
This chapter has provided a detailed discussion of the key findings of the thesis and 
identified four recommendations which warrant further discussion from a community 
level and local governance level. These recommendations have been developed based on 
the key research findings, that were identified throughout the research process of the key 
changes.  
 
This study has undertaken a study into the Cromwell Basin to understand the influence 
which historic processes and policy and major development projects have had and still 
have on the landscape. It also sought to establish the current situation of rapid growth 
within the Cromwell Basin as well as the implications growth and major development 
projects have on planning and community governance. The Cromwell Basin has 
Recommendation Four: Initiatives should be undertaken to support the 
housing of seasonal workers, that are crucial for the viticulture, 
horticulture and hospitality sectors. 
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transformed significantly over the last four decades, particularly through the post-
productive nature of the landscape, transforming the rural space from pastoral farming 
to specialised viticulture and horticulture production. This has been significantly 
influenced by the major development project of the Clyde Dam and subsequent filling of 
Lake Dunstan, causing a microcosm and irrigation that suited for grape and stone-fruit 
growing. The literature surrounding major development projects, specifically dams, 
indicates that these projects cause significant contributions to human development 
(World Commission on Dams, 2000). These negative implications that the literature 
suggested of the displacement of rural communities applies to the context of the 
Cromwell Basin, as it displaced horticultural and pastoral land use. On the contrary, major 
development projects can also cause positive implications on business confidence, that 
Highlands Motorsport Park influenced.  
 
Overall, it was found that the planning system had been accommodating the growth that 
the Cromwell Basin had been experiencing, but this has come at the consequence of time-
frames and an oversaturation of community consultation with many KI’s indicating that 
the decision-making around projects like the Cromwell Memorial Hall have been at a 
standstill. The Cromwell Basin ‘Eye to the Future’ Masterplan was constructed in 2020 to 
address where the future growth ought to take place. It is vital that the community’s 
wishes of where future growth should take place is followed to steer clear from avoidable 
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Appendix A: Central Otago District Plan Maps 
 
 
The following District Plan Maps have been sourced from the Central Otago District 
Council’s website and show the distinctive areas within the Cromwell Basin (Central 
Otago District Plan, 2008). 
 
Location in the Cromwell Basin Map No. 
Bannockburn Maps 7, 8 and 8A. 
Urban Cromwell Maps 12, 13, 13A, 14, 15 and 16. 
Lowburn Maps 18 and 19. 
Pisa Moorings Maps 28 and 29. 
Tarras Map 40 B. 
Northburn, Quartz Reef, Rocky Point, Brewery 
Creek and Crippletown. 
Maps 41 A-E. 











































































































































































































THE CHANGING COUNTRYSIDE: RAPID CHANGES IN THE CROMWELL BASIN  
INFORMATION SHEET FOR INTERVIEW PARTICIPANTS 
 
Thank you for showing an interest in this project.  Please read this information sheet carefully before 
deciding whether or not to participate.  If you decide to participate, we thank you.  If you decide not to 
take part, there will be no disadvantage to you and we thank you for considering our request.   
 
What is the Aim of the Project? 
Overall, through employing a mixed-methods methodological approach this research aims to investigate 
the cause, consequences, and benefits of large-scale intervention in the Cromwell Basin. In particular, it 
seeks to either confirm or deny the relevance of the international and domestic literature surrounding 
the reasons behind small town decline and/or growth. The study also aims to establish the causes and 
implications of the current situation of rapid growth within the Cromwell Basin, while 
also identifying potential recommendations for governing agencies.   
 
I seek to do this by comparing Cromwell with the experience of national and international examples of 
counter-urbanisation processes. In addition, I hope to develop recommendations to assist the Central 
Otago District Council and private organisations to better facilitate the objectives of the Central Otago 
District Plan and development opportunities.  
 
This thesis is a requirement for the Master of Planning course to demonstrate appropriate research skills.  
 
What Types of Participants are being sought? 
I would like to speak to a number of key stakeholders in the Cromwell Basin community. This 
may include council members, policy or consent planners, business members, community 
engagement groups, leaders of community organizations etc. Participants will be personally 
selected based on analysis of publicly available documents and personal recommendations 
based on the leadership role which individuals play. I will also offer the participants an 
opportunity to read the final draft report prior to submission.  
 
What will Participants be asked to do? 
Participants will be requested to take part in semi-structured interviews. No reward or 
compensation will be offered to participants for taking part as its entirely voluntary. Should you 
agree to take part in this project, you will be asked to provide your opinions in an interview at a 
designated location and time that is convenient for both parties, it is anticipated that the 
interviews will go for a duration of one hour. I would like to audio record the interview with your 
permission, it will subsequently be transcribed and analysed to be used in the research project 




The questions that will be asked are not set in stone prior to the interview, but I will ask questions 
broadly related to the recent rapid growth in the Cromwell Basin and its implications and 
your individual experiences of these issues. If you ever feel hesitant or uncomfortable about 
answering any question, you have the right to decline and withdraw from the project at any stage 
prior to 1st of September 2021.   
 
What Data or Information will be collected and what use will be made of it? 
 
The interviews will be transcribed concluding the interview. Only my supervisor and I will have 
access to these transcriptions. The original transcripts will be anonymised (i.e all references to 
individuals will be removed and replaced with pseudonyms) and stored in a way that only the 
researchers will have access to them. Once the interviews have been transcribed, the audio files 
will be deleted. Transcriptions of your interview will be analysed for discussion in our research, 
and the final research report will be made available to the Central Otago District Council. Direct 
quotations may be used to provide evidence to support key points made within the report, once 
again every effort will be made to ensure the participants identities are not revealed through 
these quotations.   
 
On the Consent Form you will be given options regarding your anonymity. Please be aware that, 
should you wish, we will make every attempt to preserve your anonymity. All participants have 
the right to withdraw the information they provide for the interview before 1st of September 
2021. If participants request to have a copy of the final report, these will be sent out prior to the 
submission date.   
 
Since the interview is semi-structured in nature, it will be a discussion focused on key themes 
that we are interested in based on the literature and background research we have 
completed. Although the Department of Geography is aware of the general themes that are 
explored in the interviews, the Department has not been able to review the precise questions to 
be used. If you are hesitant or uncomfortable about answering any question, you are reminded of 
your right to decline to answer and also that you may withdraw from the project at any stage 
without any disadvantage to yourself of any kind. 
 
Can Participants change their mind and withdraw from the project? 
If you feel uncomfortable with the interview, you are free to ask for the interview to 
discontinue. You may withdraw the information provided at any stage up to the 1st of September 
2021.  
 
What if Participants have any Questions? 
If you have any questions about our project, either now or in the future, please feel free to 
contact either:  
Della Clark     and/or   Etienne Nel 
Department of Geography    Department of Geography 
University Number: 027 891 7057               University Number: 03 479 8548 
Email: clade739@student.otago.ac.nz              Email: etienne.nel@otago.ac.nz 
 
This study has been approved by the Department stated above. However, if you have any concerns about 
the ethical conduct of the research you may contact the University of Otago Human Ethics Committee 
through the Human Ethics Committee Administrator (ph +643 479 8256 or email 
gary.witte@otago.ac.nz). Any issues you raise will be treated in confidence and investigated and you will 







THE CHANGING COUNTRYSIDE: RAPID CHANGES IN THE CROMWELL BASIN  
CONSENT FORM FOR PARTICIPANTS 
 
 
I have read the Information Sheet concerning this project and understand what it is about.  All 
my questions have been answered to my satisfaction.  I understand that I am free to request 
further information at any stage. 
I know that:- 
1. My participation in the project is entirely voluntary; 
2. I am free to withdraw from the project at any time without any disadvantage; 
3. Personal identifying information will be destroyed at the conclusion of the project but any 
data on which the results of the project depend will be retained in secure storage for at least 
five years; 
4.  This project involves an open-questioning technique. The general line of questioning 
includes an evolving countryside town and the issues, drivers and responses to the economic 
and demographic changes that are occurring in the Cromwell Basin. The precise nature of 
the questions which will be asked have not been determined in advance, but will depend on 
the way in which the interview develops and that in the event that the line of questioning 
develops in such a way that I feel hesitant or uncomfortable I may decline to answer any 
particular question(s) and/or may withdraw from the project without any disadvantage of 
any kind before 1st August 2021. 
5.    The results of the project may be published and will be available in the University of Otago 
Library (Dunedin, New Zealand) but every attempt will be made to preserve my anonymity.  
 I, as the participant: a) agree to being named in the research,   OR;  
  b) would rather remain anonymous. 
 
 I, as the participant: a) agree to being audio recorded,               OR;  
  b) would rather not be recorded. 
 
 I, as the participant: would like to receive a copy of the final report.         
 
I agree to take part in this project. 
 
.............................................................................   ............................... 
       (Signature of participant)     (Date) 
 
............................................................................. 





Appendix C: List of Key Informants 
 
 
Key Informant Codes  
Name  Code 
Community-led Organisation Leader KI 1 
Community-led Organisation Leader KI 2 
Business Owner KI 3 
Community-led Organisation Leader KI 4 
Council Representative  KI 5 
Community Stakeholder KI 6 
Council Representative  KI 7 
Council Representative  KI 8 
Business Leader KI 9 
Community Leader KI 10 
Council Representative  KI 11 
Real Estate Agent KI 12 
Community Leader KI 13 
Community Leader KI 14 
Community Leader KI 15 
Journalist KI 16 
Business Owner KI 17 
Business Owner KI 18 
Business Owner KI 19 
Business Leader KI 20 
School Representative KI 21 
Community Leader KI 22 
Council Representative  KI 23 
Community Stakeholder KI 24 
School Representative KI 25 
Business Owner KI 26 
 
 
 
